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Housing at the centre of COVID-19 recovery
2020 will forever be remembered as the year we all stayed at home. In the face of the
COVID-19 pandemic, governments across the continent implemented stringent lockdown
regulations. Aside from the economic impact, the COVID-19 pandemic has exposed and
exacerbated the persistent state of disaster in which a majority of urban
households across the continent live, whether in informal settlements, tenement blocks,
inner city buildings, lower-income townships, or suburbs; and whether they rent, or own, or
share their homes.
Our first challenge is to address the risks that households face, whether in the face of COVID19 or any other emergency. There are significant opportunities to drive incremental home
improvement products and finance. These interventions will also have a direct impact
on the progress of the Sustainable Development Goals. Good housing drives access to basic
services and impacts profoundly on the health and well-being of low income households.
Our second challenge is to address the effects on the economy caused by the lockdown, and
to stimulate economic recovery at the domestic level. The construction, maintenance and
transacting of housing contributes substantially to economic growth and job creation, which
can have very tangible local impacts. Governments should seek to champion affordable
housing as a key part of their economic recovery strategies.
Our third challenge in a post-COVID environment is to build resilience against future shocks.
Housing sits at the centre of a household’s experience of global emergencies such as the
pandemic, or events which arise as a result of climate change. While we build for structural
resilience, the performance of the housing asset is also critical to a household’s ability
to withstand stresses. Land regularization measures can be ably supported with recent
innovations, such as blockchain technology.
Data is fundamental to our ability to act, and it is the transparency of information that really
creates potential. But when practitioners compete in how they access data, rather than in
how they use it, we are wasting resources. An open source approach can contribute
towards an overall cost savings in the actual product, as well as the time taken to achieve its
delivery.
The housing strategy across Africa must work to address risk, stimulate recovery, and ensure
resilience. Quality, affordable housing becomes all the more important in a post-COVID
world, while we need to do much more with much less. This may just be the
opportunity that Africa’s affordable housing sector needs to truly grow and develop to the
demands of the continent.

Foreword
Targeted at housing finance practitioners, investors, developers, researchers and government officials, this 2020 Yearbook – our 11th edition – provides an
up-to-date review of practice and developments in housing finance and delivery in Africa, reflecting the dynamic change and growth evident in the market
of each country over the past year. We are extremely proud that the Yearbook has built a significant reputation in the sector, as a credible and unique
source of valuable information on country housing markets.
Throughout its eleven-year history, the Yearbook has retained a focus on the lower end of the market. While it does provide a general overview of housing,
housing finance, and property markets in each country, what makes this publication unique is its overt emphasis on affordable housing. These profiles focus
on the critical need for housing and housing finance solutions that are explicitly targeted at households at the bottom of the income pyramid, for whom
most commercially-developed residential property is out of reach. In this respect, the Yearbook remains the only publication of this nature in Africa: no
other source provides this type of updated information, focused on residential property, and targeted at the affordable market.
In this respect, the Yearbook is one of the cornerstones of a larger concerted campaign by CAHF to promote a Data Agenda for Africa which advocates
for more transparent, credible and timely data on housing finance across the continent, as part of the critical market infrastructure required to expand
affordable housing investment. With its breadth of data, the Yearbook enables cross-country comparison and benchmarking, and highlights ideas, alternative
approaches and products suggested by other country’s experiences.
However the strength of the Yearbook is not its comprehensiveness, although it has grown from just 15 countries in 2010, to all 55 countries in 2019. Nor
is it the publication’s accessibility, although its published in both French and English and is available online, as a full document as well as separate country
profiles. The real strength and uniqueness of the Yearbook is its collaborative nature, and the process of primary, decentralised data collection that underpins
it. Individual country profiles are researched and authored by 45 different housing and housing finance experts – where possible, we team up with incountry experts, while in some instances the authors are based elsewhere.
Our intention in pulling together a broad team of contributors is to recognise a diversity of expertise and perspective, and to prioritise in-country
knowledge. We aim to build the capacity of the sector by fostering a community of practice of housing finance experts. We nurtured this community of
practice through two virtual engagements, and in this spirit, we will continue to bring together stakeholders and authors through planned webinars
throughout the year, to disseminate the Yearbook’s rich content.
This year, the production of this publication faced unforeseen challenges, as we all have in an unprecedented year. As we write this, the number of COVID19 infections has surpassed 37.5 million globally, with over 1.08 million deaths recorded. Africa confronts 1.23 million confirmed cases. Our team of
authors themselves confronted the loss of friends and family during this process, and some were forced to withdraw. On-the-ground data collection –
already a challenge in many countries – was all the more difficult during lockdown, and when various organisations we tried to contact were short-staffed,
temporarily closed, or simply consumed with urgent matters related to the pandemic and its response. We are grateful for the hard work and persistence
of our authors, delivering to tight deadlines in a period of incredible uncertainty.
In some cases, timeframes did not allow us to engage with authors around last-minute editing decisions. Of course, we take responsibility for these
ourselves, and hope to hear about any issues needing attention in next year’s edition.
The publication is thus a work in progress, and input from readers on its usefulness, suggestions, corrections and additions, are all welcome. CAHF invites
readers to provide comment and share their experiences on what they are doing in housing finance in Africa. We aim to make the Yearbook an inclusive,
relevant and accurate source of on-the-ground intelligence on housing and housing finance markets.
At the same time, we recognize that Yearbook cannot include everything. For this reason, CAHF releases further information electronically throughout
the year on our website – including articles on country developments and interactive dashboards allowing comparisons across countries. Please visit
www.housingfinanceafrica.org for the most recent developments and research.
As Africa begins to emerge from the worst of the pandemic, we are aware that the long-term effects and economic impact is still before us. Indeed, the
negative economic growth rates reflected in the country profiles point to a period of hardship and difficult recovery before us. The housing and housing
finance sector will be part of this. But as we are aware that economic downturns may reduce affordability of housing for impacted households, research
also tells us that investment in the housing sector can itself be a lever for stimulating the economy. As we look toward 2021, we hope the Yearbook will
continue to be a critical source of market intelligence to boost the affordable housing and housing finance markets in our path towards recovery.

Susan Carey and Alison Tshangana, Co-Editors
Centre for Affordable Housing Finance in Africa
November 2020
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Abbreviations
AADL

National Agency for Housing Improvement and Development, Algeria

BCA

Banco Comercial do Atlântico

AAHDE

Addis Ababa Housing Development Enterprise

BCB

Bank Credit Bujumbura, Burundi

ABC

Brazilian Cooperation Agency

BCC

Central Bank of Comoros

ACB

Anti-Corruption Bureau, Malawi

BCC

Congolese Central Bank

ACF

African Capitalisation Fund, Malawi

BCDC

Banque Commerciale du Congo

ACPH

Central African Housing Promotion Agency

BCDF

ACSI

Amhara Credit & Savings Institution, Ethiopia

Bureau Communal du Domaine et du Foncier (Communal Domain
and Land Bureaus)

ACTB

A Call To Business, Sierra Leone

BCEAO

ADA

Support for Microfinance Development

Banque Centrale des États de l’Afrique de l'Ouest (Central Bank of
West African States)

ADB

African Development Bank

BCH

Banque Congolaise de l’Habitat

AfCFTA

African Continental Free Trade Area Agreement

BCI

Commercial and Investment Bank

AFD

Agence Française de Développement (French Development Agency)

BCM

Central Bank of Mauritania

AfDB

African Development Bank

BCR

Bank Commerciale du Rwanda

AFH

Agence Foncière d’Habitation’, Tunisia

BCRG

Central Bank of the Republic of Guinea

AFRICOM

Africa Command, Djibouti

BCS

Bureau of Central Statistics, Libya

AFT

Agenda for Transformation, Liberia

BCSTP

Central Bank of Sao Tome and Principe

AGOA

African Growth and Opportunity Act

BCWIS

Botswana Core Welfare Indicators Survey

AH

Amiscus Horizon company, The Gambia

BCV

Banco de Cabo Verde

AHP

Affordable Housing Programme, Kenya

BDM

Banque de Development du Mali

AIB

African Investment Bank

BEA

Banque El Ammane pour le Developpement de l’Habitat

ALCB

African Local Currency Bond Fund

BEA

Banque Exterieure d’Algerie

AMU

Arab Maghreb Union

BESA

Banco Espirito Santo Angola

AMT

Akiba Mashinani Trust

BFA

Banco de Fomento, Angola

ANAIB

Association des Agents Immobiliers du Bénin

BFSA

Banking and Financial Services Act

ANALOGH

Agence Nationale d’Appui au Logement et a l’Habitat, Madagascar

BFI

Banks and Financial Institutions

ANAMIF

Central Bank of the Republic of Guinea (BCRG) and the National
Agency for Microfinance

BGD

Gabonese Development Bank

BGF

Bank Financing and Management, Burundi

ANAPI

Investment Promotion Agency, Burundi

BGFIBank

Banque Gabonaise et Française Internationale

ANAT

National Land Development Agency, Mauritania

BHB

Benin Housing Bank

ANC

African National Congress, South Africa

BHBF

ANDF

Agence Nationale du Domaine et du Foncier, Benin

Housing Bank of Burkina Faso (Banque de l’Habitat du Burkina
Faso)

ANSD

National Agency for Statistics and Demography, Senegal

BHC

Banque de l'Habitat en Centrafrique

APIMA

Angolan Association of Property Developers

BHC

Botswana Housing Corporation

ARCA

Autorité de Régulation et de Contrôle des Assurances, DRC.

BHC

Bank for Housing and Construction, Ghana

ARCEP

Electronic Communications and Post Regulatory Authority, Benin

BHCI

Housing Bank of Côte d’Ivoire

ARRU

Agency for Urban Rehabilitation, Tunisia

BHM

Banque de l'Habitat du Mali (Mali Housing Bank)

ASCAs

Accumulated Savings and Credit Associations

BHN

La Banque De l’Habitat Du Niger

ASODEV

Action pour la Solidarité et le Développement, DRC

BHR

Banque de l’Habitat du Rwanda (Rwanda Housing Bank)

ASSOAL

Solidarity Actions of Support to Organisations Supporting Freedom,
Cameroon

BHS

Banque de l'Habitat du Senegal

BHT

Banque de l’Habitat du Tchad

Automated Teller Machine

BIAC

Banque Internationale pour l’Afrique au Congo

AU

African Union

BIAT

Arab Bank of Tunisia

AUHF

African Union for Housing Finance

BIC

Banco Internacional de Crédito

Algerian Bank of Development

BICEC

International Bank of Cameroon for Savings and Credit

BaDEx

Bonds and Derivatives Exchange

BICIA-B

BADR

Banque de l’Agriculture et du Development Rural, Algeria

Banque Internationale pour le Commerce, l’Industire et l’Agriculture
du Burkina, Burkina Faso

BAI

Banco Africano de Investimento

BICIG

Banque internationale pour le commerce et l'industrie du Gabon

BAIC

Banque Africaine pour l’investissement et le Commerce

BICIGUI

Banque Internationale pour le Commerce et l’Industrie de Guinée

BANCOBU

Commercial Bank of Burundi

BID

Banque Islamique de Développement

BANGE

National Bank of Equatorial Guinea

BIM

Mozambique International Bank

BASA

Banking Association of South Africa

BIM

Banque Internationale du Mali

BAU

Unique Service Counter (Balcão de Atendimento Único)

BIMR

Banque Indosuez Mer Rouge

BBCI

Burundi Bank for Commerce and Investment

BIP

Bank for Innovation and Partnership, BIP

BBD

Benin Development Bank

BISTP

Banco Internacional de São Tomé e Príncipe

BBS

Botswana Building Society

BNA

Banco Nacional de Angola / National Bank of Angola

ATM

BAD
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BNA

National Bank of Algeria / Banque Nationale d’Algerie

CBS

Central Bank of Somalia

BNDA

Banque Nationale de Developpement Agricole

CCI

Centre for Community Initiatives, Tanzania

BNDE

National Bank for Economic Development, Burundi

CCL

BNG

Breaking New Ground, South African housing programme

Centre for Housing Construction (Centre de la Construction et du
Logement), Togo

BNI

National Investment Bank, Core d’ Ivoire

CCODE

Centre for Community Organisation and Development, Malawi

National Bank of Rwanda

CEDA

Citizen Entrepreneurial Development Agency, Botswana

Bank of Africa

CEMAC

Central African Economic and Monetary Community

BOAD

Banque Ouest Africaine de Développement (West African
Development Bank)

CDMH

Housing Mobilisation Account / Compte de Mobilisation pour
l’Habitat, Cote d’Ivoire

BOB

Bank of Botswana

CDN

Crédit du Niger (commercial bank in Niger)

BoG

Bank of Ghana

CDS

City Development Strategy

BoM

Bank of Mauritius

CEGECI

BON

Bank of Namibia

Centre for the Management of Cities (Le Centre de Gestion des
Cités)

BOS

Bureau of Statistics

CEMAC

Central African Economic and Monetary Community

BOT

Build, Operate and Transfer model

CENFRI

Centre for Financial Regulation and Inclusion

BoT

Bank of Tanzania

CFA francs

Communauté Financière Africaine (currency in West Africa)

BoZ

Bank of Zambia

CFC

Crédit Foncier du Cameroon

Bpd

Barrels-per-day

CFM

Construction Finance Mortgage, Sierra Leone

BPSTP

Banco Privado, Sao Tome e Principe

C-GIDD

Canback Global Income Distribution Database

BRB

Bank of the Republic of Burundi

CGAP

Consultative Group to Assist the Poor

BRD

Banque Rwandaise de Développement (Rwanda Development
Bank)

CHF

Common Humanitarian Fund

CIA

Central Intelligence Agency

Botswana Savings Bank

CIASA

Microfinance Unit, Credit and Information Scoring Agency

Sino-Congolese Bank for Africa

CIF

Climate Investment Fund, Madagascar

Sahelo-Saharan Bank for Commerce and Investment

CIF

Land registration certificate, Djibouti

BSL

Bank of Sierra Leone

CIS

Collective Investment Schemes

BSS

Bank of South Sudan

CLIFF

Community Led Infrastructure Funding Facility

Banco Totta Caixa General Angola

CMA

Common Monetary Area

Togolese Development Bank

CMCA

Crédit Mutuel de Centrafrique

Banque Togolaise pour le Commerce et l’Industrie

CMH

Companhia Mocambicana de Hidrocarbonetos

BVMT

Tunisian Stock Exchange

CMP

Common Market Protocol

BVN

Bank Verification Number

CMU

Couverture Maladie Universelle (universal health coverage)

Central African Building Society, Zimbabwe

CMS

Credit Mutuel du Senegal

Compound Annual Growth Rate

CNEC

Caisse Nationale d'Epargne et de Crédit de Djibouti
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CNEL

Savings and Loans Bank, Tunisia

CAMCCUL

Cameroon Cooperative Credit Union League

CNEP

CAPEC

Savings and Cooperative Union / Caisses Populaires d'Epargne et
de Crédit, Mauritania

Caisse National d’ Épargne de Prévoyance (National Savings and
Providence Fund – one of the state-owned banks), Algeria

CNL

Caisse Nationale Du Logement, Algeria

Central Agency for Public Mobilization and Statistics, Egypt

CNSS

National Social Security Fund

CAPOD

Centre d’Analyses des Politiques de Développement -

CNT

Confederation Nigerienne du Travail

CAR

Central African Republic

CNTB

National Commission on Land and Other Assets

CBB

Construction and Business Bank, Ethiopia

CNTG

National Confederation of Guinea Workers

CBE

Central Bank of Egypt

COBAC

CBE

Commercial Bank of Eritrea

Commission Bancaire d'Afrique Centrale (Central African Banking
Commission)

CBE

Commercial Bank of Ethiopia

C of O

Certificate of Occupancy

CBG

Central Bank of The Gambia

CBK

Central Bank of Kenya

CBL

Central Bank of Lesotho

CBL

Central Bank of Liberia

CBL

Central Bank of Libya

CBN

Central Bank of Nigeria

CBOS

Central Bank of Sudan

CBR

Central Bank Rate

CBR

Correspondent Banking Relationships

CBS

Central Bank of the Seychelles

BNR
BOA

BSB
BSCA
BSIC

BTCGA
BTD
BTCI

CABS
CAGR
CAHF

CAPMAS

CODOHSAPA Centre of Dialogue on Human Settlement and Poverty Alleviation
CoK

City of Kigali

CofO

Certificate of Occupancy, Nigeria

COMESA

Common Market for Eastern and Southern Africa

COMIFAC

Central African Forest Commission

COOPEC

Coopératives d’Epargne et de Crédit

COSUMAF

Commission de Surveillance du Marché Financier de l'Afrique
Centrale

COVID-19

Coronavirus Disease 2019

CPA

Comprehensive Peace Agreement, South Sudan

CPEC

Caisse Populaire d'Epargne et de Crédit, Dijibouti

EDPRS

Economic Development and Poverty Reduction Strategy, Rwanda

CPI

Corruption Perceptions Index

EEDC

Egypt Economic Development Conference

CPI

Construction Price Index

EFINA

Enhancing Financial Innovation & Access

CPI

Consumer Price Index

EFSA

Egyptian Financial Supervisory Authority

CPIA

Country Performance and Institutional Assessment, World Bank

EFSRA

Eswatini Financial Services Regulatory Authority

CPLP

Comunidade dos Países de Língua Portuguesa / Community of
Portuguese Speaking Countries

EGP

Egyptian Pound

EGX

Egyptian Stock Exchange

CPRP

Country Preparedness and Response Plan, Somalia

EHB

Eswatini Housing Board

CPS

Contribution Pension Scheme

EHFC

Egyptian Housing Finance Company

CRB

Credit Reference Bureau, Ghana, Malawi, South Sudan, Sierra
Leone and Zambia

EIB

European Investment Bank, Madagascar

EICV

Enquête Intégrale sur les Conditions de Vie des ménages (Integrated
Household Living Conditions Survey, Rwanda)

EITI

Extractive Industries Transparency Initiative

EIU

Economic Intelligence Unit

EL

Employee Loan, Eritrea

EMCCA

Economic and Monetary Community of Central Africa

EMHA

Enhanced Mortgaging and Housing Africa

eMI

Engineering Ministries, Congo

EMOP

Modular and Permanent Household Survey, Mali

Retirement Fund of Mali

EMRC

Egyptian Mortgage Refinance Company

Credit Reference System, Liberia

EMSL

Ecobank Micro Finance Institution, Sierra Leone

CRS

Corporate Social Responsibility Fund

ENDE

National Strategy for Development

CRT

Togolese Pension Fund

EPA

Economic Partnership Agreement

CSH

Contractual Savings for Housing

EPS

Expanded Polystyrene

CSO

Civil Society Organisation

EPZ

Export Processing Zones

Construction Stage Payment Mortgage, Sierra Leone

ERGP

Economic Recovery Growth Plan, Nigeria

CTA

Construction technical assistance

ERN

Eritrean Nakfa

CVE

Cabo Verdean Escudo

ESCOM

Electricity Supply Corporation of Malawi

DAHSP

Decent and Affordable Housing Subsidy Programme

ESCR

Economic Social and Cultural Right

DBE

Development Bank of Ethiopia

ESP

Economic Sustainability Plan, Nigeria

Development Bank of Namibia

EU

European Union

DBI

World Bank’s Doing Business Indicators

EUR

Euro

DFI

Development Finance Institution

FADEH

Fund for Housing Asset Development, Angola

DFI

Direct Foreign Investment

FAO

Food and Agriculture Organisation

DFID

Department for International Development

FBI

Interest Subsidy Fund, Chad

DFS

Decentralised Financial Systems

FBS

Finance Building Society

Développement International Desjardins

FCA

Foreign Currency Accounts

DIFTZ

Djibouti International Free Trade Zone

FCFA

Franc des Colonies Françaises d'Afrique,

DISED

National Department of Statistics and Population Studies, Djibouti

FCT

Federal Capital Territory

DNHU

National Directorate for Housing and Urbanization

FDH

Housing Fund, Djibouti

DRC

Democratic Republic of Congo

FDI

Foreign Direct Investment

Debt to Income ratio

FEDURP

Federation of Urban and Rural Poor

DUAT

Direito de Uso de Aproveitamento da Terra (right to use and benefit
from land), Mozambique

FES

Swaziland National Fire and Emergency Services

FFH

DURQUAP

Urban Development and Poor Neighbourhood Upgrading Project,
Republic of the Congo

Fund for Housing Promotion /Fundo de Fomento a Habitação,
Mozambique

FFH

Housing Promotion Fund, Angola

EAC

East African Community

FFSB

First Federal Savings Bank, Angola

CREFOGA

Credit Foncier of Gabon

CREPMF

Conseil Regional de l’epargne publique et des marches financiers
(Regional Council of Savings Public and Financial Markets)

CRG-SA

Crédit Rural de Guinée SA

CRI

Collateral Replacement Indemnity

CRRH

Caisse Regionale de Refinancement Hypothecaire (regional
Mortgage Refinance Fund), WAEMU

CRRH
CRM
CRS

CSPM

DBN

DID

DTI

Caisse Régionale de Refinancement Hypothécaire/ Regional
Mortgage Refinancing Fund

EAC-FSDRP EAC Financial Sector Development and Regionalisation Project

FGCMPI

Real Estate Development Guarantee Fund, Algeria

EAMU

East African Community Monetary Union

FGH

Mortgage Guarantee Fund

EBS

Electronic Banking Services company

FGHM SA

Mali Mortgage Guarantee Fund

ECB

European Central Bank

FGL

Fonds de Garantie pour le Logement, Gabon

ECF

Enhanced Credit Facility

FGP

Fonds de Garantie des Prêts, Chad

ECF

Extended Credit Facility

FGS

Federal Government of Somalia

ECOWAS

Economic Community of West African States

FHA

Federal Housing Authority, Nigeria

ECR

Egyptian Collateral Registry

FHC

Federal Housing Corporation, Ethiopia

EDH

Epik Finance and Enterprise Development Holdings, Malawi

FHF

Family Homes Fund, Nigeria
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FHSE

Foundation for Rural Housing, Uganda

GRET

Groupe de Recherches et d’Échanges Technologiques, Mauritania

FINCA

Foundation for International Community Assistance

GREDA

Ghana Real Estate Developers Association

FIP

Finance and Investment

GRI

Global Real Estate Institute

FY

Fiscal Year

GSF

Guarantee and Subsidy Fund, Egypt

FLISP

Finance Linked Individual Subsidy Programme, South Africa

GSS

Ghana Statistical Service

FMBN

Federal Mortgage Bank of Nigeria

GTP

Growth and Transformation Plan, Ethiopia

FMI

Fonds Monétaire International, Chad

GVA

Gross Value Add

FNAI

National Federation of Real Estate Agencies, Algeria

HBL.

Habib Bank Limited

FNB

First National Bank

HBS

Household Budget Survey

FNFI

National Inclusive Finance Fund (Fonds National de la Finance
Inclusive), Togo

HCBE

Housing and Commerce Bank of Eritrea

HCF

Housing Finance Company, Seychelles

FNH

Fonds National de l’Habitat / National Housing Fund, Niger

HCI

High Islamic Council

FNHU

National Fund for Habitat and Urban Planning, Guinea

HDA

Housing Development Agency, South Africa

FNM

National Microfinance Fund, Congo

HDI

Human Development Index

Forex

Foreign exchange

HDR

Human Development Report

FOPROLOS

Fund for the Promotion of Housing for Employees, Tunisia

HFB

Housing Finance Bank

FPHS

Fonds de Promotion de l’Habitat Social, Chad

HFC

Home Finance Company of the Gambia Limited

FPHU

Fund for the Promotion of Urban Housing, Burundi

HFC

Home Finance Company, Sierra Leone

FRA

Financial Regulatory Authority, Egypt

HFC

Housing Finance Company Limited, Seychelles

FSC

Financial Sector Charter, in South Africa and Namibia

HFC

Housing Finance Company

FSDH

Special Fund for Housing Development (Fonds Special de
Developement de l’Habitat), Togo

HFCU

Housing Finance Company of Uganda

HfH

Habitat for Humanity

HfHI

Habitat for Humanity International

HFHL

Habitat for Humanity Lesotho

HfHU

Habitat for Humanity, Uganda

HFP

Housing Finance Project

HIB

Housing and Infrastructure Board, Libya

HIFSA

Old Mutual’s Housing Impact Fund, South Africa

HIV/AIDS

Human Immunodeficiency Virus / Acquired Immune Deficiency
Syndrome

FSDIP

Financial Sector Development Implementation Plan

FSDP

Financial Sector Development Program, Rwanda

FSD Zambia

Financial Sector Deepening Zambia

FSH

Fonds de Soutien à l’Habitat (Fund for Housing Support), Senegal

FSP

Financial Service Providers

FSRA

Financial Services Regulatory Authority

FSVs

Forced Sale Values

FTA

Free Trade Area

FUCEC

Togo Cooperative Savings and Credit Union

GARI
GBS
GDP
GEHS
GELIS
GHL
GICA
GIPF
GIZ
GKMA

HMF
Fonds Africain de Garantie des Investissements Privés en Afrique de HMFF
l’Ouest
HMIP
Gambia Bureau of Statistics
HOFINET
Gross Domestic Product
HPP 2
Government Employees Housing Scheme, South Africa
HSB
Ghana Enterprise Land Information
HSDB
Ghana Home Loans
HRC
Groupe Industriel des Ciments d’Algérie
HRW
Government Institutions Pension Fund, Namibia
HSPF
Deutsche Gessellschaft für Internationale Zusammenarbeit (German
HUD
Society for International Cooperation)
Greater Metropolitan Kampala Area

Global Findex Global Financial Inclusion Database
GLS

Government Loan Scheme

GNA

Government of National Accord, Libya

GNDI

Gross National Disposable Income

GNI

Gross National Income

GNC

General National Congress, Libya

GOCI

Government of Côte d’Ivoire

GoG

Government of Guinea

GoG

Government of Ghana

GoL

Government of Liberia

GoM

Government of Morocco

GoR

Government of Rwanda

GoSL

Government of Sierra Leone

GoTG

Government of The Gambia

Housing Micro-Finance Market
Housing Micro-Finance Fund
Housing Market Information Portal
Housing Finance Information Network
Harambe Prosperity Plan, Namibia
Housing and Savings Bank, Ethiopia
Human Settlements Development Bank, South Africa
Human Rights Council
Human Rights Watch
Housing Share Participation Fund, Namibia
Sub-Committee on Human Settlement and Urban Development,
Lesotho

IAL

Irrigated Agricultural Loan, Eritrea

IAS

International Accounting Standards

IBB

International Business Bank

IBS

International Bank of Somalia

ICF

Investment Climate Facility

ICIS

Improved Credit Information Systems, Carbo Verde

ICT

Information and Communications Technology

IDA

International Development Association

IDB

Islamic Development Bank

IDBZ

Infrastructure Development Bank of Zimbabwe

IDP

Internally Displaced Person

IFAD

International Fund for Agricultural Development

IFC

International Finance Corporation

IFC-MIGA

International Finance Corporation – Multilateral Investment
Guarantee Agency

IFRS

International Financial Reporting Standards

LPB

Lesotho Post Bank

IGAD

Intergovernmental Authority on Development

LPL

Public rental housing, Algeria

IGC

International Growth Centre

LSC

Land, Services and Citizenship, Ghana

IHDP

Integrated Housing Development Programme, Ethiopia

LT

Land Title

IHP

Institutional Housing Project, Swaziland

LSZ

Law Society of Zimbabwe

IHPS

Integrated Household Panel Survey, Malawi

LTV

Loan-To-Value (ratio)

IHS

International Housing Solutions

LUA

Land Use Act No. 6 of 1978, Nigeria

IIED

International Institute for Economic Development

LUSE

Lusaka Stock Exchange

ILMIS

Integrated Land Management Information System

LWF

Lutheran World Federation

IMF

International Monetary Fund

M

Lesotho Loti

INE

National Statistics Institute, Angola

MASOWE

Maseru South West

INPS

National Institute of Social Welfare, Mali

MATDHU

INS

Institut National de la Statistique du Niger

Ministère de l’Aménagement du Territoire, du Développement de
l’Habitat et de l’Urbanisme, Chad

INSAE

National Institute of Statistics and Economic Analysis, Benin

MBL

Micro Business Loan

INSEED

National Institute for Statistics, Economic and Demographic Studies,
Chad

MCLU

Ministry of Construction, Housing and Urban Development, Cote d’
Ivoire

INSS

National Social Security Institute, DRC

MCIB

Public Credit Bureau, Mauritius

National Social Security Institution, Burundi

MCA

Millennium Challenge Account, Lesotho

Institut National de la Statistique /National Institute of Statistics

MCB

Mauritius Commercial Bank

IOM

International Organization for Migration

MCC

Millennium Challenge Corporation, Carbo Verde

IOR-ARC

Indian Ocean Rim Association for Regional Cooperation

MCC

Millennium Challenge Corporation, Sierra Leone

IOSCO

International Organisation of Securities Commissions

MDG

Millennium Development Goal

Instalment Purchase Scheme

MDGS III

Malawi Growth and Development Strategy

Integrated Resort Scheme, Mauritius

MDI

Microfinance Deposit-taking Institution

ISKAN

National Land Development, Housing Development and Real Estate
Promotion and Management Corporation, Mauritania

MENA

Middle East and North Africa Region

MFB

Microfinance Banking

KBA

Kenya Bankers Association

MFC

Mortgage Finance Company

KBA-HPI

Kenya Bankers Association's Housing Price Index

MFE

Microfinance Establishments

KBRR

Kenya Banks’ Reference Rate

MFF

Mortgage Finance Fund

KCB

Kenya Commercial Bank

MFF

Millard Fuller Foundation

KfW

Kreditanstalt für Wiederaufbau (German Reconstruction Loan
Corporation)

MFI

Microfinance Institution

MFSDS

Financial Sector Development Strategy 2013–2022, Mozambique

KMRC

Kenya Mortgage Refinancing Company

MGC

Matekane Group of Companies

KNBS

Kenya National Bureau of Statistics

MHC

Malawi Housing Corporation

KSHDF

Khartoum State Housing and Development Fund

MHC

Mauritius Housing Company

KYC

Know Your Customer

MHDP

Mass Housing Development Programme

LAA

Land Administration Authority

MHL

Ministry of Housing, CAR

LAP

Land Administration Project, Ghana

MHID

Ministry for Housing and Infrastructure Development, Zambia

LAPCAS

Land Administration, Procedures and Systems, Botswana

MHU

Ministry of Housing and Urban Development, Algeria

LASRERA

Lagos State Real Estate Regulatory Agency

MHU

Ministry of Housing and Utilities, Libya

LAVIMS

Land Administration Valuation and Information Management System

MIDF

Mortgage Interest Draw Back Fund

LBDI

Liberian Bank for Development and Investment

MIH

Ministry of Infrastructure and Housing

LDC

Least Developed Country

MINDAF

Ministry of State Property and Land Tenure, Cameroon

LEDFC

Liberia Enterprises Development Finance Company

MINDUH

Ministry of Urban Development and Housing, Cameroon

LFS

Labour Force Survey, Liberia

MININFRA

Rwanda Ministry of Infrastructure

LHLDC

Lesotho Housing and Land Development Corporation

MINURSO

United Nations Mission for the Referendum in Western Sahara

LIC

Low Income Country

MINUSCA

LIS

Lands Information System

United Nations Multidimensional Integrated Stabilization Mission in
the Central African Republic

LISGIS

Institute of Statistics and Geo-Information Services, Liberia

MIX

Microfinance Information Exchange

LLA

Liberia Land Authority

MLF

Mortgage Liquid Facility

LLO

Local Land Offices, Madagascar

MLSP

Mass Land Servicing Programme

LNA

Libyan National Army

MLWE

Ministry of Lands, Water and the Environment, Eritrea

LNBTP

National Laboratory and Public Works, Gabon

MM

Mobile Money

LNDC

Lesotho National Development Corporation

MMA

Mobile Money Agent

LNG

Liquified Natural Gas

MMC

Maseru Municipal Council

LPA

Commercial Housing, Algeria

MMF

Money Market Fund

INSS
INSTAT

IPS
IRS
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MMFL

Model Mortgage Foreclosure Law

NHBT

National Housing Bond Trust, Zambia

MMM

Maison Marocaine Moderne

NHC

National Housing Corporation, Kenya and Tanzania

MMS

Mobile Money Services

NHCC

National Housing and Construction Corporation, Uganda

MoHS

Ministry of Housing and Settlements, Algeria

NHDC

National Housing Development Company, Mauritius

MoL

Ministry of Lands

NHE

National Housing Enterprise, Namibia

MoLHUD

Ministry of Lands, Housing and Urban Development, Malawi

NHF

National Housing Fund, Gabon

NHF

National Housing Fund, Nigeria

MOLG/MOLGC Ministry of Local Government and Chieftainship, Lesotho
MoPED

Ministry of Planning and Economic Development, Sierra Leone

NHF

National Housing Fund, Republic of the Congo

MOU

Memorandum of Understanding

NHFC

National Housing Finance Corporation

MPC

Monetary Policy Committee

NHMF

National Housing and Mortgage Fund, Ghana

MPD

Movement for Democracy

NHMS

National Housing and Mortgage Scheme, Ghana

MPR

Monetary Policy Rate

NHP

National Housing Programme, Egypt

MPS

Monetary Policy Statement

NHS

National Housing Strategy

MPS

Mouvement Patriotique du Salut, Chad

NHSDP

National Housing Sector Development Policy

MRA

Malawi Revenue Authority

NiDCOM

Nigerians in Diaspora Commission

MRLGHD

Ministry of Regional and Local Government, Housing and Rural
Development

NIDP

National Indicative Development Plan

NIF

National Infrastructure Fund, Namibia

MSB

Malawi Savings Bank

NIESV

Nigerian Institute of Estate Surveyors and Valuers

MSME

Micro, Small and Medium-sized Enterprises

NIMP

National Infrastructure Master Plan, Gabon

MSMEDF

Micro Small and Medium Enterprises Development Fund, Nigeria

NIPA

National Investment Promotion Agency, Djibouti

MTB

Money Transfer Business

NIPC

Nigeria Investment Promotion Commission

MTEF

Medium Term Expenditure Framework

NIPOST

Nigeria Postal Services

MTO

Money Transfer Operators

NIRSAL

Nirsal Microfinance Bank, Nigeria

MTSP

Money Transfer Service Provider

NIS

National Institute of Statistics, Cameroon

MWFL

Mortgage Warehouse Funding Limited

NLC

National Land Commission Kenya

NACHU

National Cooperative Housing Union, Kenya

NMB

National Microfinance Bank, Tanzania

NAMFISA

Namibia Financial Institution Supervisory Authority

NMGC

Nigerian Mortgage Guarantee Company

NAPSA

National Pension Scheme Authority, Zambia

NMRC

Nigerian Mortgage Refinance Corporation

NASSIT

National Social Security and Insurance Trust, Sierra Leone

NOCAL

National Oil Company of Liberia

NASSCORP

National Social Security and Welfare Corporation

NOCIBE

Nouvelle Cimenterie du Bénin

NBFI

Non-Bank Financial Institution

NPL

Non-Performing Loan

NBFIRA

Non-Banking Financial Institution Authority, Botswana, Ghana

NREC

National Real Estate Company

NBBL

Norwegian Federation of Co-operative Housing Associations

NRIS

National Registration and Identification System

NBE

National Bank of Ethiopia

NSDP

National Strategic Development Plan, Lesotho

NBR

National Bank of Rwanda

NSA

Namibia Statistics Agency

NBS

Nigeria Bureau of Statistics

NSIA

Nigeria Sovereign Investment Authority

NBS

National Bureau of Statistics

NSSA

National Social Security Authority, Zimbabwe

NBS

National Building Society, Zimbabwe

NSSF

National Social and Security Fund, Uganda

NBS

New Building Society, Malawi

NST

National Strategy for Transformation, Rwanda

NBM

National Bank of Malawi

NUA

New Urban Agenda

NCPI

National Consumer Price Index

NUCA

New Urban Communities Authority, Egypt

NCR

National Credit Regulator

OAD

NDB

National Development Bank, Botswana

Banque Ouest Africaine de Développement (West African
Development Bank)

NDP

National Development Plan

OBM

Opportunity Bank of Malawi

NDP5

Namibia’s 5th National Development Plan

OBUHA

Burundian Office for Town Planning, Housing and Construction

NDP11

11th National Development Plan, Botswana

ODA

Official Development Assistance

NEF

National Empowerment Foundation, Mauritius

ODAC

Organization for the Development of Administrative Centres

NEMA

National Environmental Management Authority, Kenya

OECD

Organisation for Economic Cooperation and Development

NESDP

National Economic and Social Development Plan, Burkina Faso

OHADA

Organisation for the Harmonisation of Business Law in Africa

NFHR

National Fund for Housing and Reconstruction

OHDU

Observatoire de l'Habitat et du Dévelopement Urbain

NGO

Non-Governmental Organisation

OIBM

Opportunity International Bank of Malawi

NHA

National Housing Authority, Zambia

OLEM

Other Loans Especially Mentioned

NHA

National Housing Authority, Liberia

OMH

Office Malien de l'Habitat (Mali Housing Agency)

NHAC

National Housing Advisory Committee

OMV

Open Market Value

NHAG

Namibian Housing Action Group

OPEC

Organization of the Petroleum Exporting Countries

NHBRC

National Home Builders Registration Council, South Africa

OPIC

Overseas Private Investment Corporation, South Africa

OYHOC

Oyo State Home Owners Charter

RAF

Reorganisation Agraire et Fonciere

PABS

Pan African Building Society

R-ARCSS

Revitalized Agreement on the Resolution of Conflict in South Sudan

PACIE

Industrial and Energy Competitiveness Support Programme

RBM

Reserve Bank of Malawi

PAG

Government Action Plan, Benin

RBZ

Reserve Bank of Zimbabwe

PAGE

Programme to Accelerate Growth and Employment, The Gambia

RCB

Rokel Commercial Bank, Sierra Leone

PAICV

African Party for the Independence of Cabo Verde

RCPB

Réseau des Caisses Populaires du Burkina

PAIFAR-B

Financial Inclusion in Burundi

RDP

Reconstruction and Development Programme, South Africa

PAPD

Pro-Poor Agenda for Prosperity and Development, Liberia

REALL

Real Equity for All (formerly Homeless International)

PCCI

Prestige Ciment Côte d’Ivoire

REC

Regional Economic Community

PCG

Partial Credit Guarantee Fund, Carbo Verde

RECCU

Renaissance Cooperative Credit Unions, Cameroon

PCI

Policy Coordination Instrument, Carbo Verde

REDAN

Real Estate Development Association of Nigeria

PCU

Project Coordination Unit

REIT

Real Estate Investment Trust

PDES

Economic Social Development plan, Niger

REPI

Real Estate Price Index, Morocco

PDU

Urban Development Programme, Mauritania

RHA

Rwanda Housing Authority

PEBEC

Presidential Enabling Business Environment Council, Nigeria

RHB

Rwanda Housing Bank

PEDS

The Sustainable Development Strategic Plan 2017-2021, Carbo
Verde

RHLF

Rural Housing Loan Fund, South Africa

RI Index

Roland Igbinoba House Price Index

PHC

Population and Housing Census

RISDP

Regional Indicative Strategic Development Plan (SADC)

PLFR

Amending Finance Bill

RMB

Rand Merchant Bank

PMB

Primary Mortgage Banks

RNHC

National Network of Inhabitants of Cameroon

PMC

Property Management Corporation, Seychelles

RNP

Regie National des Post (National Postal Service, Burundi)

PMI

Primary Mortgage Institution

ROA

Return on Assets

PNAT

National Land Use Plan

ROE

Return on Equity

PNEI

National Pact for Industrial Emergence, Morocco

ROI

Return on Investment

PND

Plan National de development, Togo

ROSCA

Rotating, Savings and Credit Associations

PND

Plan National de Development, Cote d’ ivore

RPPI

Residential Property Price Index

PND

National Development Plan, Chad

RSNDP

Revised Sixth National Development

PNDES

National Plan for Social Economic and Social Development, Burkina
Faso

RSP

Royal Swaziland Police

RSSB

Rwanda Social Security Board

RTGS

Real Time Gross Settlement

RWA

Risk Weighted Assets

SACCO

Savings and Credit Co-operatives

National Urbanism and Housing Programme, Angola

SACU

South African Customs Union

PNUL

National Town Planning and Housing Program, Angola

SADC

Southern African Development Community

PNRLR

National Programme for the Resorbing of Rudimentary Lodging

SAFRU

Society for Land Development and Urban Renovation

Public Officers Housing Initiative

SALHOC

Sierra Leone Housing Corporation

Point of Sale

SANEF

Shared Agent Network Expansion Facilities, Nigeria

Pretoria Portland Cement

SAPES

Scheme to Attract Professionals for Emerging Sectors, Mauritius

PPHPZ

Peoples’ Process on Housing and Poverty in Zambia

SARB

South African Reserve Bank

PPP

Public-Private Partnership

SATU

Société d'Aménagement de Terrains Urbains, Niger

Purchasing Power Parity

SBEE

Beninese Electric Power Company

Average annual household income using expenditure

SBL

Small Business Loan, Eritrea

SBM

State Bank of Mauritius
Swaziland Building Society

PNHG

Pablo and Natalia Holding Group, Benin

PNHU

National Housing and Urbanisation Policy, Burundi

PNL

Plan National de Logement / National Housing Development Plan,
Madagascar

PNUH

POHI
PoS
PPC

PPP
PPP$

PROPTECH Property Technology
PRS

Permanent Residence Scheme, Mauritius

SBS

PRSP

Poverty Reduction Strategy Paper, CAR

SCORE

Somali Core Economic Institutions and Opportunities Program

Plan Stratégique Gabon Emergent Vision 2025

SDFN

Shack Dwellers Federation of Namibia

Policy Support Instrument

SDGs

Sustainable Development Goals

Patriotic Salvation Movement

SDI

Shack / Slum Dwellers International

Public Service Management Division

SEC

Securities and Exchange Commission, Ghana

PSPF

Public Service Pension Fund, Swaziland

SEM

Stock Exchange of Mauritius

PSUP

Participatory Slum Upgrading Programme, Carbo Verde

SEZ

Special Economic Zones

Private Sector Window

SHA

Smart Homes Africa

Payment-To-Income ratio

SHC

State Housing Company, Ghana

SHDC

Seychelles Housing Development Corporation

SHDS

Somali Health and Demographic Survey

SHF

Social Housing Fund and Mortgage Finance Support, Egypt

PSGE
PSI
PSM
PSMD

PSW
PTI
PURSEE
PUS-BF

Emergency Project for the Rehabilitation of Electricity and Water
sectors, Guineau Bissau
Emergency Programme for the Sahel, Burkina Faso
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SREP

Scaling Up Renewable Energy in Low Income Countries
Programme, Madagascar

Ivorian Society of Construction and Real Estate Management

SSA

Sub-Saharan Africa

Swedish International Development Cooperation Agency

SSAL

Small Seasonal Agricultural Loan, Eritrea

Single Housing Agency, Botswana

SSFR

Social Security Fund of Rwanda

SIMAU

Société Immobilière et d'Aménagement Urbain, Benin

SSHFC

Social Security and Housing Finance Corporation, Gambia

SIP

Société Immobilière Publique (National Real Estate Company),
Burundi

SSNIT

Social Security and National Insurance Trust

SSLC

South Sudan Land Commission

SIPIM

Societe Ivoirienne de Promotion Immobilière

SSMDF

South Sudan Microfinance Development Facility

SLB

Standard Lesotho Bank Limited

SSNIT

Social Security and National Insurance Trust

SLCB

Sierra Leone Commercial Bank

SSP

Sector Strategic Plan

SLB

Standard Lesotho Bank

SSX

Swaziland Stock Exchange

SLIEPA

Sierra Leone Investment and Export Promotion Agency

STP

Sao Tome and Principe

SMB

State Bank of Mauritius

Sulsdec

SMCP

Savings and Micro-Credit Programme, Eritrea

Sustainable Urban Land and Shelter Development Consultants
Limited

SME

Small and Medium-sized Enterprise

SWAPO

Southwest Africa Political Organisation

Salaire Minimum Interprofessionnel Garanti, Chad

TA

Technical Assistance

Somali National Development Plan

TBA

Tanzania Building Agency

National Water Supply Company of Cameroon

TBE

Extending Banking Rate

SNC

Societe Nigerienne de Cimenterie, Niger

TF

Titre Foncier, Chad

SNEN

Syndicat National des Enseignants du Niger

TIPEEG

SNH

Société Nationale de l'Habitat, CAR

Targeted Intervention Programme for Employment and Economic
Growth, Namibia

SNHB

Swaziland National Housing Board

TMB

Trust Merchant Bank, DRC

SNHIS

Transitional Military Council

Sistema Nacional de Habitacao de Interesse Social (National System
of Housing for Social Interests)
National Society of Moderate Rent Housing

TMC
TMRC

Tanzania Mortgage Refinancing Company

TNM

Telekom Network Malawi

National Building Society, Gabon

TOP

Temporary Occupation certificate holders, Djibouti

Societe Nationale Immobiliere, Gabon

TUHF

Trust for Urban Housing Finance

SNIT

Société Nationale Immobilière de Tunisie

UAE

United Arab Emirates

SNL

Swazi Nation Land

UAF-Africa

Urgent Action Fund Africa

SNLS

Société Nationale des Logements Sociaux, Gabon

UBA

United Bank for Africa, Mali

Salaire National Minimum Garantit, Algeria

UBOS

Uganda Bureau of Statistics

Swaziland National Provident Fund

UCA

Uganda Co-operative Alliance

SNPSF

National Post and Financial Services Institution

UDP

Urban Development Project

SNT

The Société des transports de Tunis

UEAC

SOCOFIN

Société Congolaise Financière

Union Economique de l’Afrique Central (Central African Economic
Union)

SOCOGIB

Société de Construction et de Gestion Immobilière du Burkina

UEMOA

French acronym for West African Economic Monetary Union
(WAEMU)

SOCOGIM

Société de Construction et de Gestion Immobilière, Benin

UGB

Union Gabonaise de Banque

SOCOGIM

Real Estate Construction and Management Company Mauritania

UN

United Nations

SOEs

State-Owned Enterprises

SOFIA

Société Financière Africaine de Crédit

UNACOOPEC l’Union Nationale des Coopératives d’Epargne et de Crédit de Côte
d’Ivoire

SOFIDE

Société Financière de Development, DRC

UNCDF

United Nations Capital Development Fund

SOGEFIHA

Financial Management and Housing Corporation

UNCHS

United Nations Centre for Human Settlements

SONA

State Insurance company, Democratic Republic of Congo

UNDP

United Nations Development Programme

SONAPI

Société Nationale de l’Aménagement et de la Promotion Immobilièr
(National Society for Planning and Real Estate Development), Guinea

UNECA

United Nations Economic Commission for Africa

UNESCO

United Nations Educational, Scientific and Cultural Organization.

SONUCI

Société Nationale d’Urbanisme et de Construction Immobilière,
Niger

UN-Habitat

United Nations Human Settlements Programme

UNICEF

United Nations Children’s Fund

UNGA

United Nations General Assembly

UNHCR

United Nations High Commissioner for Refugees

UNOPS

United Nations Office for Project Services

UNSMIL

United Nations Support Mission in Libya

USAID

United States Agency for International Development

USD (US$)

United States Dollar

USSD

Unstructured Supplementary Service Data

UTB

Union Togolaise de Banque

SHHA

Self Help Housing Agency, Botswana

SHMFF

Social Housing and Mortgage Finance Fund

SICOGI
SIDA
SiHA

SMIG
SNDP
SNEC

SN-HLM
SNI
SNI

SNMG
SNPF

SOPOFRIM Société de Promotion Foncière et Immobilière, Chad
SOPROFIM Land and Real Estate Promotion Corporation
SOPRIM

Société de Promotion Immobilière, Republic of the Congo

SORAZ

Société de Raffinage de Zinder, Niger

SPI

Societé de Promotion Immobiliere, Mali

SPLM

Sudan People’s Liberation Movement

SPROLS

Societé de Promotion des Logements Sociaux, Tunisia

SRA

Swaziland Revenue Authority

SREA

Somalia Real Estate Association

VAT

Value Added Tax

WHPI

Women’s Housing Plan Initiative, Nigeria

VC-MAP

Value Chain Mortgage Affordability Platform

ZAHF

Zimbabwe Association for Housing Finance

VEFA

Vente en l'Etat Futur d'Achevement, Republic of the Congo

ZAMFI

Zimbabwe Association of Microfinance Institutions

WAEMU

West African Economic and Monetary Union

ZAMCO

Zimbabwe Asset Management Corporation

WALR

Weighted Average Lending Rates

ZAR

South African Rand

WAMZ

West African Monetary Zone

ZHPPF

Zimbabwe Homeless and Poor People’s Federation

WB

World Bank

ZIMASSET

Zimbabwe Agenda for Sustainable Socio-Economic transformation

WCF

Workmen’s Compensation Fund

ZIMSTAT

Zimbabwe National Statistics Agency

WCFCB

Workers’ Compensation Fund Control Board

ZINAHCO

Zimbabwe National Association of Housing Cooperatives

WFP

World Food Programme

ZNBS

Zambia National Building Society

WHC

Watumishi Housing Company

ZSIC

Zambia State Insurance Corporation

WHO

World Health Organisation
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Housing Finance in Africa: Central to a post COVID-19 resilience and recovery strategy
Kecia Rust
2020 will forever be remembered as the one when we all stayed at home. In the face of the COVID-19 pandemic, governments across the continent implemented stringent
lockdown regulations that closed businesses and schools and enforced curfews. Aside from the economic impact which was both immediately and significantly palpable, the
lockdown brought the state of housing into sharp focus: many households across Africa do not have a home they can comfortably stay in.
This is not new information. Indeed, the COVID-19 pandemic has simply exposed and exacerbated the persistent state of disaster in which a majority of urban households
across the continent live, whether in informal settlements, tenement blocks, inner city buildings, lower-income townships, or suburbs; and whether they rent, or own, or share
their homes. What is different, however, is the recognition that the impact of this extends beyond the household to the wider community, the city, and the nation as a whole.
Whether it is a commentary on the risks that households face, an assessment of household resilience to further emergencies, or an anticipation of the measures needed to
stimulate recovery from this period, housing is and must be at the centre of the discussion. In 2020, we all came home to understand the significance of housing as a key,
real economy issue, highlighting both responsibility and opportunity for government and the private sector, for the development community, and for households themselves.

Understanding the impact of COVID-19
As of 25 October 2020, there were 1.7 million confirmed cases across the continent, with 40 961 deaths and 1.4 million recoveries.1 South Africa has been the hardest hit
in Africa, followed by Morocco, Egypt and Ethiopia. While the number of confirmed cases in Africa are less than five percent of those registered worldwide, the future
trajectory remains unclear. A second wave in Europe and North America suggests the same will follow in this continent, putting pressure on governments to carefully
consider the degree of lockdown they impose on their economies.
Quite clearly, the risk of infection is exacerbated by poor housing conditions. Overcrowding, poor access to water and sanitation services, and high densities especially in
inner city buildings and informal settlements all militate against effective management of the risk of infection. Limited access to healthcare compounds these risks as the sick
stay home in inadequate conditions.2
At the same time, the lockdown measures imposed have created an (un)virtuous economic cycle that starts with declining revenues which put pressure on businesses such
that they lay off workers, leading to declining household affordability for goods and services, putting further pressure on businesses, and so on. This impacts, of course, on
the taxation framework such that, at the very moment when government needs greater resources to address the effects of the pandemic, it has less to meet even its most
basic responsibilities. An UNCTAD report estimates that economic activity in African economies will contract by 1.4 percent in 2020, with smaller economies contracting
by as much as 7.8 percent.3 The World Bank expects that up to 40 million people will be pushed into extreme poverty. Post COVID-19 is uncertain – depending on the
progress of the pandemic, a slow, 2.1 percent rate of growth is predicted for 2021, rising to 3.2 percent for Sub-Saharan Africa in 2022.4
While the explicit impact on the housing sector – residential construction and rental, as well as housing services – has not been explicitly or comprehensively quantified, it
can be imagined. As households have a declining capacity to pay their rental and other housing costs, their savings are also being depleted, challenging their resilience to
other economic shocks. This challenges the sustainability of housing businesses, many of which already exist on the margin. There is a serious risk that many will go out of
business, depleting the housing supply and management sector just when it has slowly been building up capacity. In particular, given the already low margins, this is likely to
have an impact on the delivery and management of affordable housing, and therefore also on the viability of low-income neighbourhoods where these businesses have
operated. In the financial sector, rising NPLs are putting mortgage books at risk just as they are growing. In Kenya, for example, the Kenya Mortgage Refinance Company’s
(KMRC) CEO Johnstone Oltetia reported that some banks’ mortgage portfolios poised for refinancing had to be re-evaluated as some of their collateral was no longer
sufficient.5 This has led the just-licensed6 KMRC to rethink some of their growth projections, and to focus on alternative strategies to assist lenders to weather the downturn.

With housing central to our experience of the pandemic, the housing strategy across Africa must work to
address risk, stimulate recovery, and ensure resilience. Quality, affordable housing becomes all the more
important in a post-COVID world, while we need to do much more with much less.
Ironically, this may just be the opportunity that Africa’s affordable housing sector needs to truly grow
and develop to the demands of the continent.
1
2

3

4

5
6

Africa CDC Dashboard. Coronavirus Disease 2019 (COVID-19). https://africacdc.org/COVID-19/ (Accessed 25 October 2020).
Diana Mitlin (2020). Dealing with COVID-19 in the towns and cities of the Global South. Global Development Institute Blog. 25 March 2020. http://blog.gdi.manchester.ac.uk/dealing-with-COVID-19-in-the-towns-and-cities-of-theglobal-south/ (Accessed 26 October 2020).
Gondwe, G. (2020). Assessing the Impact of COVID-19 on Africa’s Economic Development. United Nations Conference on Trade and Development. July 2020. https://unctad.org/system/files/official-document/aldcmisc2020d3_en.pdf
(Accessed on 27 October 2020).
Zeufack, Albert G., Calderon, Cesar; Kambou, Gerard; Kubota, Megumi; Cantu Canales, Catalina; Korman, Vijdan (2020). “Africa’s Pulse, No. 22” (October), World Bank, Washington, DC. Doi: 10.1596/978-1-4648-1568-3. License: Creative
Commons Attribution CC BY 3.0 IGO. https://openknowledge.worldbank.org/handle/10986/34587 (Accessed 25 October 2020).
Johnstone Oltetia, CEO KMRC, speaking at the East Africa Property Investment Summit, August 2020. https://www.youtube.com/watch?v=zQXaU8LPwFY (Accessed 25 October 2020).
The KMRC received its license from the Central Bank of Kenya on 18 September 2020, allowing it to provide fixed long-term wholesale financing to participating banks, microfinance banks and Saccos. See https://kmrc.co.ke/kmrcreceives-license-from-the-cbk-to-commence-lending-business/ (Accessed 25 October 2020).
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Addressing risk
Our first challenge is to address the risks that households face, whether in the
face of COVID-19 or any other emergency. These are substantially influenced by
both the quality of housing and the financial capacity of the household. According
to UN Habitat, over 60 percent of African urban households, or 238 million people,
live in slum conditions – and this population comprises about 23 percent of all
households who live in slum conditions worldwide.7 The most recent data for
this is for 2018. It is collected every two years by UN Habitat as part of their
monitoring of Target 11 of the Sustainable Development Goals (SDGs).8

situation has deteriorated in Zambia which went from 24 percent to 33 percent;
and the DRC, from 60 percent to 76 percent. Only Egypt (5 percent), Morocco
(10 percent) and Tunisia (8 percent) have a significant minority of their urban
populations living in slums in 2018.
According to the UN, the definition of indicator 11.1.1 “proportion of urban
population living in slums” is “the proportion of urban population lacking at least one
of the following five housing conditions: access to improved water; access to improved
sanitation facilities; sufficient living area and not overcrowded; structural quality /
durability of dwellings; and security of tenure.”9

In many African countries, more than half the urban population is living in slums.
In the Central African Republic, Chad, the Democratic Republic of the Congo
(DRC), Mozambique, São Tomé and Príncipe, and Sudan, over 75 percent of urban
populations live in slums. We can see that in most countries, the situation has
improved since 2010. In some cases, improvements have been significant: Angola
went from 65 percent of the population living in slums in 2010 to about
47 percent in 2018; Ethiopia went from 75 percent to 62 percent; Madagascar
from 75 percent to 60 percent; Niger from 80 percent to 57 percent; Rwanda
from 65 percent to 42 percent; and Tanzania from 62 percent to 40 percent. The

Crafting a response to the challenge of slums, therefore, requires a more careful
analysis of the data. It is in the nuance, that market opportunity can also be
found.
For example, looking at the percentage of the bottom 40th urban population living
in three countries, Nigeria, Cameroon and Zambia, virtually all households are
living in inadequate conditions, as classified under the SDG 11 definition.

INADEQUATE URBAN HOUSING
(Urban households in the bottom 40th percentile)

Nigeria

Cameroon

Zambia

(Urban B40; 7 million)

(Urban B40; 1 million)

(Urban B40; 0.6 million)

52%

5%

50%

93%

1%

99%
43%

3%

96%

Percentage of households

23%
Overcrowded
dwellings that
also don’t have
sanitation

22%

35%

Informal

Overcrowded
dwellings that
also don’t have
sanitation

No ﬂush toilet Overcrowded

48%

Potentially
inadequate

Informal

No ﬂush toilet Overcrowded

28%
43%

Potentially
inadequate

Informal

Overcrowded
dwellings that
also don’t have
sanitation

No ﬂush toilet Overcrowded

Potentially
inadequate

Notes:

A dwelling is considered informal if one of the materials used in its construction is not finished. Households without access to flush sanitation have no waterborne sewage disposal. A dwelling is
overcrowded if the number of members per sleeping room exceeds two.
Source: Demographic and Health Surveys10 Nigeria (2018), Cameroon (2018), Zambia (2018). Analysis prepared by 71point4.

Of these, less than half are living in informal structures, however. The primary
inadequacy that they face has to do with services – lacking a flush toilet – and
being overcrowded. This suggests an infrastructure and home improvement
challenge, involving more targeted, niche and possibly off-grid solutions, rather than
necessarily the development of new housing. Initiatives such as iBuild Global can

7
8

9

10

help in this regard – providing consumers with access to housing products and
services that can address their maintenance and improvement needs. Housing
microfinance can also assist by providing specially targeted microloans that
recognise the specific and niche market gaps in the housing circumstances of low
income households.

UNStats (2019). Make Cities and human settlements inclusive, safe, resilient and sustainable. https://unstats.un.org/sdgs/report/2019/goal-11/ (Accessed 25 October 2020).
Target 11 of the SDGs reads that “by 2030, ensure access for all to adequate, safe and affordable housing and basic services and upgrade slums”. It is supported by Indicator 11.1.1 “proportion of urban population living in slums, informal
settlements or inadequate housing”. Global indicator framework for the Sustainable Development Goals and targets of the 2030 Agenda for Sustainable Development.
https://unstats.un.org/sdgs/indicators/Global%20Indicator%20Framework%20after%202020%20review_Eng.pdf (Accessed 26 October 2020).
For the full definition, including details on how each of the five housing conditions are themselves defined, see https://www.un.org/esa/sustdev/natlinfo/indicators/methodology_sheets/poverty/urban_slums.pdf dated 15 June 2007.
(Accessed 25 October 2020).
Demographic and Health Surveys are nationally-representative household surveys that provide data for a wide range of monitoring and impact evaluation indicators in the areas of population, health and nutrition.
https://dhsprogram.com/What-We-Do/Survey-Types/DHS.cfm (Accessed 27 October 2020).
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Ultimately, whatever interventions are made to address household risk to emergencies, will also have a direct impact on the progress of the SDGs. Good housing drives
access to basic services and impacts profoundly on the health and well-being of low income households. With urban and home-based agriculture, housing provides a base
for realising food security. Good accommodation can enhance the performance of school children, improving their ability to access quality education. Access to clean water
and sanitation is secured at the household level through the delivery of good, affordable housing. Increasing access to affordable housing finance builds the economic
infrastructure in support of productive housing markets for all.

Stimulating recovery
Our second challenge is to address the effects on the economy caused by the lockdown, and to stimulate economic recovery at the domestic level. The construction,
maintenance and transacting of housing (which includes both sales and leases) contributes substantially to economic growth and job creation, which can have very tangible
local impacts. In research reviewing the impact of housing on the economies of Kenya, Rwanda, Nigeria, Uganda, Ghana, Tanzania, and South Africa, we’ve found that the
contribution to GDP can be as high as 14 percent of the total economy, taking both housing construction and rental into account.11

CONTRIBUTION TO GDP OF HOUSING CONSTRUCTION AND
HOUSING RENTAL VALUE CHAINS

TOTAL DOMESTIC PRODUCTION: COMBINED HOUSING
CONSTRUCTION AND RENTAL VALUE CHAINS
35 000

Nigeria (2018)
30 000

Ghana (2018)
US$ million

25 000

Kenya (2016)

Rwanda (2017)

20 000

150 000

10 000

Uganda (2018)
5 000

Tanzania (2018)
0
0.0%

n Construction

2.0%

4.0%

6.0%

8.0%

10.0%

12.0%

14.0%

16.0%

n Rental

Nigeria
(2018)

Ghana
(2018)

Kenya
(2016)

n Construction US$m

Rwanda
(2017)

Uganda
(2018)

Tanzania
(2018)

n Rental US$m

Source: CAHF Research 2017-2020. http://housingfinanceafrica.org/projects/housing-and-the-economy/

The reason for this contribution has to do with the economic activity that housing stimulates – upstream demand for building materials and labour, as well as the manufactured
goods that go into a house, such as geysers, window and door frames, and so on, as well as the downstream demand for home improvements and the services associated
with the management of rental properties.12 All of this economic activity also contributes towards employment. Countries that promote housing construction can use this
to stimulate job creation not only in the housing sector directly, but in manufacturing and services as well, further contributing to economic growth.
For example, in Uganda, 75 percent of the intermediate inputs contributing towards the construction and rental economic value chains were sourced from secondary
sectors – that is, manufactured goods. Only two percent were sourced from primary sectors, and 22 percent from tertiary (services) sectors. Total intermediate inputs
comprised 5.2 percent of Uganda’s GDP in 2018, and another 5.8 percent of GDP was contributed by the gross value added by the housing construction and rental sectors.
The employment contribution is also significant: formal housing construction contributes about 131 000 jobs to the economy. While there is little data available for Uganda’s
rental sector, the number of informal sector landlords that earn all or part of their income from rentals is significant, and likely higher still than the formal employment statistic.
With a total impact on GDP of 11 percent, housing clearly plays a significant role in Uganda’s economy.13

11
12

13

For more information on CAHF’s research into the impact of housing on the economy, see http://housingfinanceafrica.org/projects/housing-and-the-economy/
For an overview of the methodology of the Housing Economic Value Chain studies see Gardner D and K Lockwood (2019). Comparing Housing Economic Value Chains in Four African Countries.
http://housingfinanceafrica.org/documents/comparing-housing-economic-value-chains-in-four-african-countries/ (Accessed 25 October 2020). Note that the analysis doesn’t include downstream demand for furniture, appliances, and other
housing services not related to rental.
Gardner, D., Lockwood K., and Pienaar, J. (2020). Uganda’s housing construction and housing rental activities. Housing economic value chain and housing cost benchmarking analysis. August 2020.
http://housingfinanceafrica.org/app/uploads/UGANDA-FINAL-formatted-version-V3-13102020.pdf (Accessed 25 October 2020).
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ESTIMATED COMBINED IMPACT OF HOUSING CONSTRUCTION AND HOUSING RENTAL AND RELATED ACTIVITIES ON THE
UGANDAN ECONOMY IN 2018
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Operating
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75%
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Inputs
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Supply
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Demand
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&
&
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Demand
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47%

+

53%

=

100%

US$1 531m

+

US$1 725m

=

US$3 255m

5.2% of GDP

+

5.8% of GDP

=

11% of GDP*

Exports

Household
Consumption
UGX4 141bn

Gross
Capital
Formation
UGX7 995bn

*Note: Difference due to rounding

34%

66%

Note:

It is not possible to estimate the import leakage associated with intermediate inputs for the housing rental value chain. Since this value chain represents a consolidation of the housing construction
and housing rental value chains, it is also not possible to estimate the combined leakage. However, since intermediate inputs constitute a relatively small share of housing rental output, the combined
import leakage will be closer to that of housing construction.
Source: Calculations by Keith Lockwood based on available information from Uganda Bureau of Statistics and the IMF and other assumptions.

The research shows that if housing production were to be increased as a key economic recovery strategy, this would have a significant impact on GDP overall – that is, by
addressing issues of risk and backlog, the housing production effort would also be contributing to economic recovery. In Uganda, this would require concerted,
Cabinet-level attention to the key barriers undermining affordable housing delivery today, including the land titling framework; policies and finance in support of residential
rental and self-build housing; attention to the enabling environment in support of local manufacturing and local services, especially those offered by small scale providers; the
supply of critical infrastructure; and attention to the macro-economic environment to reduce the cost of borrowing.
With local variations, of course, this is the recipe for virtually every country across the continent: attention to the blockages along the value chain with a specific focus on
affordability. In almost every country, the formal, private construction sector is not delivering housing that is affordable to the majority of the population. The consequence
of this is that the housing aspirations of these households cannot be leveraged in support of economic growth. While demand of the majority of the population lies latent,
unmet by affordable supply, these households meet their housing needs incrementally and independently, often in the slum conditions that then get captured by national
statistics.

Rwanda

Kigamboni, Tanzania

Republic of the Congo
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As in previous years, CAHF has collected data on the price of the cheapest newly built house, built by a private developer. This is not the cheapest house that can be built,
but rather the one that has been built and made available for sale on the formal market. In this, it is a reflection of where the market is targeting its efforts. Aside from at
the extremes, the price of housing is not easily correlated with its size. Most of the entry-level homes costing more than US$20 000 are larger than 50m2. Might their price
tag improve if they were built smaller?

PRICE OF THE CHEAPEST, NEWLY BUILT HOUSE BY A FORMAL DEVELOPER: 2019 AND 2020
House size 2019

House size 2020
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Source: CAHF Research, October 2020

Again in 2020, the cheapest newly built house in Africa is the Millard Fuller Foundation’s 32m2 unit on the outskirts of Abuja. Available for US$8 040, this is about as low as
the market appears to go.14 It is worth noting that this house, available in a 400-unit development, is the very same house that was available in 2019 – no new houses have
been built at this price, and this development continues to hold unsold stock. One reason for this may be its location, about 30km from the capital city of Abuja. Still, at
current financing rates, it is affordable to an estimated 68 percent of the population. The question for developers, policymakers and regulators to consider is whether that
same priced house might be achievable on better located land, perhaps with some form of state support, and at a scale to respond to the demand. According to data
provided by CGIDD and our calculations based on the prevailing mortgage products available in Nigeria, an estimated 6.5 million households are likely to be able to afford
a house priced between the US$8 040 Millard Fuller Foundation house and another one costing US$10 000. Nigeria’s numbers are dramatic: imagine what the economy
in Nigeria might look like if it were actually feasible to build that many houses in that price range? At the very least, could we imagining a doubling of the output? And what
would this take from government?
In most countries across Africa, the cheapest newly built house sits somewhere between US$20 000 and US$40 000. As with the Millard Fuller Foundation house, however,
very few of these houses are actually available on the market – they are more anomaly than the norm. And then, there are many countries where the cheapest newly built
house this year is entirely unaffordable – on the market for more than US$40 000. This year, the most expensive of these is in Tanzania. At US$77 949, it is affordable to
2.6 percent of the urban population, or about 111 220 urban households. Of course, public housing provider Watumishi Housing Company in Tanzania is delivering 60m2
units in its Mkundi Project for as little as TSh 37.9 million (US$16 378). Can the private sector match that and build to scale?

14

A note about methodologies: in order to determine the cheapest newly built house by a formal developer, CAHF asks the consultants writing for this Yearbook to contact three formal developers who are known for delivering to the
affordable market, and request the sales price of the cheapest newly built house available on the market in the current year. The lowest priced house of these three becomes the basis for the CAHF indicator. There are likely houses built
by cooperatives, or by owner-builders, that are cheaper than what is quoted here. Our intention, however, is to understand how the private market is responding to what it understands the demand to be.
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Understanding housing
affordability

PERCENT URBAN HOUSEHOLDS WHO CAN AFFORD THE CHEAPEST NEWLY BUILT
HOUSE (2020)

Housing affordability is a function of
three things: household income, the
price of the house, and the terms of
the finance.
Across Africa, the confluence of low
urban household incomes, and high
mortgage interest rates and short
tenors (where these exist) or no
finance at all, results in very low
housing affordability. There are very
few countries where the cheapest
newly built house by a private sector
developer serves the majority of the
population.
In Nigeria, the Millard Fuller Foundation
has developed a 32m2, one bedroom
semi-detached unit for US$8 040 –
the cheapest house in Africa. If this
property were available for sale across
the continent, financed by local
mortgages, what percentage of the
urban population might afford to enter
the property market? The answer
varies by country: 54 percent of urban
Kenyans versus only 6.7 percent of
urban Zambians and 25.5 percent of
urban Ghanaians. In Nigeria, 68
percent of the urban population can
afford this house. A US$8 040 house
is a good start, but there are other
factors too.
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PERCENT URBAN HOUSEHOLDS WHO CAN AFFORD A US$8 040 HOUSE (2020)
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An important challenge is to improve
the macroeconomic conditions that
reduce the cost (and increase the
availability) of mortgage finance, and
thereby enable a wider population to
access affordable housing. While
finance subsidies might address
affordability in the short term, these
are unlikely to be sustainable.
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The affordable housing challenge is
also about creating the economic,
policy and regulatory conditions for
the supply of non-mortgage housing
finance that can support incremental
housing processes. In very many
places, this is all that households will
be able to afford.
The calculations in the maps say
nothing about scale: The Millard Fuller
Foundation’s project comprised only
400 units. Across Africa, very few
developers can build more than 500
units per annum on a consistent basis.
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The constraints arising from the COVID lockdowns have made 2020 a very difficult year for construction, and have put pressure on house prices, challenging housing
affordability. In addition to delayed delivery timeframes, many countries have faced building materials shortages and a consequent rise in prices, as global value chains have
struggled to deliver the steel, cement, sanitaryware, rooftiles and other goods on which housing construction depends. The price of a 50kg bag of cement is a useful indicator
that CAHF has used as a proxy for the wider sector. This year, while the price was below US$10 a bag in many countries, there were those where the cement price was
still prohibitive: in the neighbourhood of US$30 a bag in Eritrea, Mauritania and Sudan; and between US$10 - US$20 a bag in Burundi, Central African Republic, Chad, Mali
and Rwanda.

PRICE OF A 50KG BAG OF CEMENT, 2010 – 2020 (US$)
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A policy and delivery response to this must be some form of import substitution: a focus on the local manufacturing of building materials can extend the economic impact
of the housing sector into the manufacturing sector, while also promoting sustainable construction that doesn’t include the transport costs (both financial and environmental)
of getting the product to site, or the foreign exchange rate risk that comes with buying imported goods.
Another critical barrier has to do with infrastructure. A recent World Bank report makes this point quite strongly: “Africa’s cities are crowded and not economically dense.
Investments in infrastructure and industrial and commercial structures have not kept pace with the concentration of people, nor have investments in affordable formal
housing.”15 As a result, they argue, African cities are 29 percent more expensive than cities in other countries at similar income levels.16
A recent review of housing delivery in Kenya, where affordable housing is receiving substantial attention from the state as one of the four key pillars of the current
administration, showed that hardly any developer has developed more than 1000 units in total. The largest housing cooperative, NACHU, has built about 1 500 units with
another 1 500 underway – but this is over the course of decades. Very few local developers have undertaken more than five projects. One of Kenya’s largest developers,
Suraya, is in distress due to a failed Joint Venture agreement with its Encasa project, where municipal incapacity undermined the availability of infrastructure. Similarly, Karibu
Homes struggled with their Athi River project – municipal capacity constraints undermined the timeframes of the project, which then undermined the affordability of the
units.17

15

16
17

Zeufack, Albert G.,Calderon, C.; Kambou, G.; Kubota, M.; Cantu C., Catalina; Korman, V. (2020). “Africa’s Pulse, No. 22”(October), World Bank, Washington, DC. Doi:10.1596/978-1-4648-1568-3. License: Creative Commons Attribution
CC BY 3.0 IGO. Page 134. See https://openknowledge.worldbank.org/handle/10986/34587 (Accessed 25 October 2020).
Ibid. Pg. 123.
Analysis undertaken for AFD Proparco and presented at a webinar on 4 June 2020. Discussion with Seeta Shah, Senior Affordable Housing Specialist at FSD Kenya, on 26 October 2020.
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Housing finance then plays a role along each link of the housing value chain. The most basic consideration is the cost of finance – that is, the interest at which it is charged
and the term over which it is offered. A key development this year was the registration of the KMRC by the Central Bank of Kenya. Joining a family of mortgage liquidity
facilities in the region (the EMRC, TMRC, NMRC and CRRH18 are others), the KMRC promises to provide capital into the market to enable not only commercial mortgage
lenders, but also SACCOs, to refinance their portfolios in support of Kenya’s nationally prioritised Affordable Housing Programme. While providing liquidity, the KMRC will
also have an important impact on the standardization of mortgage instruments and protocols, which will support investor confidence and ultimately improve the efficiency
of the sector.
Africa’s mortgage markets are uneven. With mortgages reportedly available in every country, data on both the number of mortgages and the value of the mortgage
portfolio is only available in 21 countries. Typical mortgage interest rates range from three percent in Gabon and four percent in Morocco – both likely subsidised – to 32
percent in Zambia, 26 percent in Guinea, and 25 percent in Zimbabwe, and Nigeria. A twenty-year tenor is typical in most countries, but in Guinea, the mortgage tenor is
five years. In Mauritania, 35-year mortgages are reportedly typical.
PREVAILING MORTGAGE INTEREST RATE AND TERM
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Cape Verde; Île de Santiago
Achada Grande Frente – Praia
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Cameroon (Source Credit Froncier)

Lier Street, Djibouti City

Projet Cté Monkpokpo, Quartier Adidogome,
Lome, Togo

Egypt Mortgage Refinance Company, Tanzania Mortgage Refinance Company, Nigeria Mortgage Refinance Company, Caisse Régionale de Refinancement Hypothécaire (CRRH-UEMOA).
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Mortgage loan term (years)

Mortgage Interest rate (%)

n Typical mortgage rate (%)

MORTGAGE AVAILABILITY AND TERMS ACROSS AFRICA (2020)

Country

South Africa

Value of residential
mortgages outstanding
in million US$

Number of mortgages
outstanding

Mortgage to
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Number of
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Typical
mortgage rate
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mortgage term
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downpayment on
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20

20%
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0.26%

14

9%

20

–

Burkina Faso

19.34

974
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0.05%

1

17%

15

40%

Uganda

0.44

–

0.00%

5

17%

10

20%

Western Sahara

–

–

–

–

–

–

–

Togo

–

–

–

6

7%

15

–

Somalia

–

–

–

3

10%

20

20%

São Tomé and Príncipe

–

–

–

3

7%

20

50%

Mozambique

–

600

–

17

20%

20

20%

Mauritania

–

326 260

–

–

8%

35

10%

Libya

–

–

–

6%

30

–

Guinea

–

130 000

–

–

26%

12

20%

Gabon

–

–
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–
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–

–
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–

–
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–
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–
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While finance makes housing possible, it is also true that housing makes finance possible. Housing constitutes a vital component of the financial system, and plays a critical
role in financial intermediation, assisting the flow of money through the economy. This is because housing is a leverage-able asset that can be used as collateral for other
loans, thereby enabling private investment. In many developed economies, housing underpins a sizeable proportion of the assets of the financial sector through the mortgage
instrument. This in turn underpins the efficacy of the money transmission mechanism in the household sector, enabling monetary authorities to manage economic growth
cycles. In addition, whether financed with a mortgage or otherwise, housing consumption is in most cases, the largest share of household consumption, and often the most
significant asset a household will ever have. The house is then a fulcrum around which a household’s financial and investment decisions are made, both influencing and
enabling further financial activity.
The role of housing in the financial system becomes a particularly important feature in countries with more established financial systems and mortgage markets. In South
Africa, for example, where the state has spent the last 26 years delivering upwards of 3.4 million government subsidised houses, these now form a new, entry-level rung on
the housing ladder. For households willing to trade their properties and climb the ladder, these units offer an entry-level option that is currently cheaper than a newly built
house. The challenge for lenders is to develop a micro-mortgage product of about US$8 000 – US$20 000 that suits first time homebuyers in this market. Applying normal
market churn rates, the opportunity is estimated to be upwards of 22 500 transactions annually. This would not only provide 22 500 buyers with formal homes, it would
also provide the 22 500 sellers with equity to apply to their next purchase, improving the loan to value ratio in the process and stimulating demand for new construction.
On top of this, it would provide mortgage lenders with 22 500 new clients, just when South Africa’s mortgage market was stagnating, offering opportunities for cross selling
other financial products, and building a long term relationship with a brand new, untapped segment of the market.19
While attention to housing can explicitly drive an economic recovery agenda, these efforts contribute further to the realisation of the SDGs. Home ownership builds asset
wealth, enables job creation, supports economic growth and facilitates financial intermediation. By enabling equal rights to economic resources, including ownership and
control over land, the legal framework governing housing supports gender quality and reduces levels of inequality. Housing is a productive investment and can shift credit
usage away from consumption, increasing income-earning potential, through home-based enterprises. A functioning housing market also enables municipal revenue collection,
supporting sustainable cities.

Ensuring long term resilience
Our third challenge in a post-COVID environment is to build resilience against future shocks. Housing sits at the centre of a household’s experience of global emergencies
such as the pandemic, or events which arise as a result of climate change. Inadequate housing conditions have a very real impact on the ability to cope, and as has been
seen in recent months, staying at home in an informal settlement or inadequate dwelling can itself be a risk. In the context of climate change events, it is often the quality
of housing that determines the household’s experience of the typhoon, cyclone, flood or fire – and where the event is so severe that the home is lost, this is the first thing
that households seek to address in their recovery.
The significance of this was felt quite directly in Mozambique in 2019, when Cyclones Idai and Kenneth hit the coastline, with a direct impact in the city of Beira. Virtually all
of Beira’s houses were damaged, and some totally destroyed. At that moment, affordable housing developer, Casa Real, was just finalizing its showcase housing units, with
the lowest priced unit set at US$10 000. The Casa Real houses were barely damaged – only the roofing sheets needed repair. Interestingly, the houses were not originally
constructed with cyclone resilience in mind. However, as the first developer-built houses targeted at the very bottom end of Mozambique’s housing market, they offered
clients a quality of construction not often achieved in incrementally built structures. Contrary to expectation, perhaps, Casa Real achieved affordability not through a reduction
in building quality, but in managing the construction value chain more efficiently, structuring the project to enable cross subsidisation through the delivery of a diversity of
housing products, and working with the city to realise a more efficient land use. Following the cyclone, Casa Real worked to repair what damage there had been with simple
and affordable cyclone resilient building techniques. Like the COVID pandemic, climate change is indiscriminate with its impact. Casa Real’s experience has shown, however,
that this doesn’t have to undermine affordability.20
Climate action and affordable and clean energy are both SDG targets that can be explicitly addressed through the housing construction process, improving the sustainability
and affordability of housing and urban living. Renewable energy, sustainable sanitation and the use of sustainable building materials all contribute to the realisation of the
SDGs at the household level. Green financing offers a key lever to effectively realise these goals.

19
20

We’ve been working together with Cape Town consulting company 71point4, exploring these issues through the Transaction Support Centre. Visit http://housingfinanceafrica.org/projects/transaction-support-centre/
For a detailed review of the Casa Real experience, see Nkhonjera, M. (2020). Affordable and Climate Resilient Building: A Case Study of Casa Real in Beira, Mozambique. Case Study Series 17, August 2020.
http://housingfinanceafrica.org/app/uploads/Final-case-study_formatted.pdf (Accessed 26 October 2020).
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An important contributor to resilience is how the home functions as an asset, providing a secure claim to place,
a base for household savings and investment, and a resource that can be passed on to heirs. In so many contexts
across Africa, whether in countries with established cadastral systems such as South Africa, or in others where
land is only just being titled for the first time, the ability of low income households to secure and represent their
rights on a parcel of land is significantly constrained.
The land management systems across the continent are old and incomplete: according to the Doing Business Indicators, 35 countries have a deeds registry that exists on
paper. A further 15 have scanned their deeds registry into a partially digital format, and only four are engaged in some level of comprehensive digitization. The process of
realising full digitization is long and complex. For example, the intention for an Electronic Deeds Registry System (EDRS) in South Africa was first discussed in Parliament in
2003. The EDRS Act was finally passed in December 2019 to provide for electronic deeds registration. With the Act, the development of an EDRS becomes possible – but
it is not yet in place.21
Although every country can describe some sort of deeds registry, most only cover a fraction of the land available. Across the 55 countries surveyed in this Yearbook, data
on the total number of residential properties with a title deed was available for only twenty-two. The World Bank recently highlighted the constraint with titling, citing a
forthcoming UN Habitat paper that claims that only 10 percent of total land in Sub-Saharan Africa is registered.22 In rapidly urbanizing contexts where property values
become established no matter the rights that underpin them, informal or unclear tenure systems create conflict which then interferes with land availability and negatively
impacts on price. This, together with incomplete land administration systems, inhibits the use of land as collateral, which then constrains the ability of developers and
households to access finance with which to build. How can households and businesses invest in land when they can’t clearly see who owns what?
An important proptech innovation being explored in a number of jurisdictions is blockchain technology. As a secure, immutable platform on which to record individual
relationships to land and property, blockchains can create visibility, transparency and accountability. In this, they provide a level of certification and administrative rigour in
the definition of an individual’s relationship to land, even when that is not yet legally confirmed through a formal (as legislated) registration process with a formal title deed.
This creates a very useful basis for establishing interim steps in a transaction process, a staging site of sorts, from which conflicting claims can be resolved and evolving
relationships (as a result of death, divorce, etc.) can be recorded, before the more costly and time consuming engagement with the deeds registry itself. In contexts where
the deeds registry is only now being developed, or where a paper registry is being digitised, a blockchain platform can facilitate the critical but more messy property-byproperty attention that is required so that what is finally recorded is a true and accepted representation of how people actually relate to the land.
Interestingly, much of the innovation is being developed in association with developers and mortgage lenders who are using blockchain technology as a mechanism for
managing “paperless mortgages” in environments where the deeds registry is less accessible or less trusted. For example, SESO Global has been working with developers
and lenders in Ghana and Nigeria, providing a sales platform that is underpinned by a blockchain register. In both Nigeria and South Africa, practitioners have formed
PropTech associations, and an Africa-wide association, “PropTech Africa”, was launched in late 2019. An important initiative being driven by consulting company 71point4 in
South Africa, is exploring how a blockchain-based platform can support land title regularisation, also in informal settlements, improving the administrative efficiency of lowvalue residential property transactions.23 In all cases, the point of the blockchain is to create an accessible and trusted mechanism for recognising and documenting
relationships to land.
Emergencies such as the current pandemic, or the climate events that are happening with increasing frequency and velocity, demand resilience both at the household and
societal level. Much of this is located in, or emanates from, the house. A functioning housing sector contributes to the sustainability of local economies.24 Good housing
that can be easily traded within local property markets supports household mobility and the development of sound labour markets. Workers who are well-housed are
more productive and better able to participate in the local economy. In addition, the municipal taxation of properties supports the sustainability of the local authority. As
properties increase in value, through the combined investment efforts of households, businesses and the municipal government, this value is taxed, creating a revenue stream
for the municipality, enabling further investment, which further supports growth. A city’s ability to invest in long-term infrastructure, or to pursue other development goals,
is fundamentally influenced by its ability to raise capital to finance the effort from its local tax base. All the while, developers package projects for investors to support, and
households place their capital in these plans, seeking to realise their housing aspirations.

21
22

23
24

See South Africa’s Parliamentary Monitoring Group website www.pmg.org.za
Zeufack, Albert G., Calderon, C.; Kambou, G.; Kubota, M.; Cantu C., Catalina; Korman, V. (2020). “Africa’s Pulse, No. 22” (October), World Bank, Washington, DC. Doi: 10.1596/978-1-4648-1568-3. License: Creative Commons
Attribution CC BY 3.0 IGO. See https://openknowledge.worldbank.org/handle/10986/34587 (Accessed 25 October 2020).
A report on this work is being produced. For more information visit https://www.71point4.com/Projects/south-africas-first-ever-blockchain-based-property-register-pilot/ (Accessed 27 October 2020).
Lall, S, J Henderson, A Venebles (2017). Africa’s Cities: Opening Doors to the World. Published by the International Bank for Reconstruction and Development, Washington DC. https://www.worldbank.org/en/programs/africaregional-studies/publication/african-cities-opening-doors-to-the-world (Accessed 22 April 2020).
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Promoting an Open Source culture in housing: a Data Agenda for Africa
Perhaps the most significant impact of the COVID-19 pandemic on the housing sector has been the pressure that it has put on resources, both personal and public. The
lessons we’re learning are not new. We have known for quite some time that the majority of households in Africa live in inadequate housing circumstances and that attention
to this need is also a key economic growth opportunity. In the context of declining resources, however, this knowledge is now matched with an imperative to do things
differently. There is neither time nor money to waste. We need to improve our efficiencies and better target our efforts, so that we can realise affordable housing for the
breadth of society, and with this, lead a sustainable COVID recovery.
Data is fundamental to this. Beyond the basic facts of the matter – the nuance of demand, the housing situations, needs and capacities of people, the breadth and diversity
of supply and performance of housing goods, services and finance, and so on – it is the transparency of information that really creates potential. In the technology sector
and in the medical industry, an open source culture has supported collaboration that has allowed for innovation and development that might otherwise not have been
possible. Access to generic alternatives to brand-name prescription drugs has made medicine accessible to lower income people by generating competition and reducing
overall drug spending. This principle can be applied to the affordable housing sector as well. Sharing data on the input, output and performance time and cost components
of the housing delivery process and its management can reduce the barriers to entry for smaller players who have the flexibility to operate down market. It can support
the implementation of quality standards, and enable the realisation of economies of scale across enterprises and initiatives. And by sharing genuine data in real time,
practitioners can demonstrate with evidence where effective policy change is needed to support the delivery of housing at scale and down market.
Overall, an open source approach can contribute towards an overall cost saving in the actual product and the time taken to achieve its delivery. When
practitioners compete in how they access data, rather than in how they use it, we are wasting resources.
This Yearbook is the most comprehensive source of information on housing in Africa that is currently available. And yet, the information it provides is limited, and insufficient
to adequately support an innovative investment strategy, or a well-targeted delivery initiative. What the Yearbook provides is only the first step. To achieve the vision, and
to truly leverage the housing sector in support of our post-COVID-19 expectations, we require the full participation of all stakeholders in both the public and the private
sector in making the data they collect available and accessible for analysis and engagement by the entire sector. With that, we can leave the building, renting and financing of
housing, and the regulation and enablement of the sector, to the people and institutions who are best placed to play those roles. All agree on the need and the opportunity.
It is with the data that they will able to apply their skills and resources to the task, with all the creativity and diversity that is needed.

Habitat for Humanity, Cote d’ Ivoire

Social Housing finance, 40 blocks, 24 Units, Liberia.
Price: $15 000. Source: NHA & Shelter Afrique.

Ouedo, Project, Benin

Data problems in Africa
Correspondence from CAHF yearbook author, 7 September 2020, asking for an extension.
In many African countries, there is no electronic database for keeping data. Most of the data is kept on paper, scattered in thousands of A4 sized documents,
stamped and carelessly scattered in office shelves. Computerised data may be easy to find than data kept in paper form.
When you request data, it is likely that you’ll be told the following. “Sorry to tell you this. It can take me up to one month to find what you are looking for
because I have to go through thousands of papers in order to get it. We are very busy right now and I don’t think any of us has time. Please don’t publish what
I said in your report. It’s just that we don’t have an electronic database that would have made it easy to find what you are looking for.”
Some say: “The data we have is old, the man who can help you with the recent one is not here or he has not been coming to the office for some time now.” Or
this: “I’m new here, I don’t know where these things are kept, please don’t publish what I said in your report. Sorry I can’t help you.” Or this: “I’m not in the liberty
to give out that information, I would have to talk to my manager.” Or this: “Give me two weeks to get what you want.” After two weeks, the person says I am
not ready, give me another week.
Despite this, I am still fighting to bring some data by the end of today or tomorrow. I understand the urgency of the matter, but current circumstances
are dictating otherwise. It is very frustrating. Maybe CAHF should start raising this matter with the relevant authorities, if it has not done it already. Big
money should be invested in building a solid, reliable centralised database.
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An explanation of the approach used to compare housing affordability in different African countries
The task of comparing housing affordability across different African countries is made more difficult because the cost of houses, and the incomes used to
pay for them, are usually denominated in the local currency of the countries included in the analysis. For this reason, earlier editions of this Yearbook
converted relevant elements of the affordability calculations into a single, internationally-accepted currency – the United States dollar – using prevailing
market exchange rates. However, some countries have fixed or pegged official exchange rate systems that operate in conjunction with parallel or “black
market” rates that often provide a more accurate reflection of economic fundamentals. For example, at the start of 2018, Angola had an official exchange
rate of approximately Kz165/US$ and a parallel market rate of more than Kz400/US$. Those importers able to import at the official rate had a substantial
advantage over those that had to use the parallel market.
In addition, exchange rate movements are seldom consistent with inflation differentials, and market exchange rates tend to be far more volatile over time
than both house prices and incomes expressed in local currency terms. This is especially true of countries – of which there are a number of examples in
Africa – with comparatively narrow export bases whose currencies are unduly affected by the prevailing prices of their primary export commodities on
international markets. Nigeria is a good example of this. Between May 2016 and May 2017, the Naira weakened against the US dollar by more than
58 percent, but over the same period inflation in Nigeria was more than 16 percent while in the United States it was less than 2 percent. To reflect
relative purchasing power, the Naira should only have weakened against the US dollar by approximately 14 percent. If house prices in Nigeria moved in
tandem with consumer prices over this period, they would have increased by 16.3 percent in local currency, but in US dollar terms they would have
dropped by 27 percent. In the subsequent twelve months (May 2017 to May 2018), the Naira weakened by a further 14 percent against the US dollar
while the inflation differential between the two countries dropped to just under 9 percent. In local currency terms, house prices would have increased
by 11.6 percent if they matched CPI inflation, but in US dollar terms they would have dropped by a further 2 percent.
Because of the distortions that the use of prevailing market exchange rates can give rise to, it was decided to convert the affordability calculations in this
Yearbook into international purchasing power parity (PPP) dollars. A PPP dollar is a notional currency that reflects the rate at which the currency of
one country would have to be converted into that of another country to buy the same amount of goods and services in each country. Consistent use
of PPP dollars over time will not only significantly reduce the volatility that was inherent in the previous US$-based calculations, but will also provide a
more accurate reflection of the relative affordability of housing in each of the African countries included in the analysis – both in a particular year, and over
time. Comparing the relative affordability of housing across different African countries will also be more accurate and meaningful.
The housing affordability calculations in this Yearbook make use of the average costs of an affordable housing unit in each country, prevailing minimum
downpayment requirements and mortgage rates, typical mortgage terms and the distribution of household incomes in both urban and rural areas. The
house costs, downpayment and household incomes are all valued in PPP dollars using exchange rates calculated by the World Bank.
A further refinement in this Yearbook is that the estimates of household income are based on declared household expenditure (or consumption), rather
than declared incomes. Household expenditure data takes account of informal income and is generally regarded as a more accurate measure because
survey respondents are less inclined to undercount their expenditure than they are their incomes. Note that affordability calculations based on household
consumption may not translate into mortgage access. Lenders still need to learn how to underwrite for informal incomes and are more likely to determine
mortgage affordability on the basis of formal wage income.
CAHF uses the Canback Global Income Distribution Database (CGIDD) to calculate the affordability graphs in this Yearbook. For more information, or
to download the data directly, visit www.cgidd.com

Keith Lockwood
AFRICA
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The price of the cheapest newly built house by a private developer is reflected in the following graphs in PPP$, to enable cross-country
comparisons. Local currency costs are reflected in the country profiles.
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ALGERIA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

PPP$36 459
PPP $28 845

Population:

43 053 054

Urbanisation rate:

2.70%

Cost of cheapest
newly built house:

3 031 490 DZD

House price PPP$:

PPP$77 841

Urban households
that could afford this
house with ﬁnance:

95.29%

1 PPP$:

38.94
Algerian dinar

Population:

31 825 295

Urbanisation rate:

4.25%

Cost of cheapest
newly built house:

8 300 000 AOA

House price PPP$:

PPP$57 317

Urban households
that could afford this
house with ﬁnance:

29.54%

1 PPP$:

144.81 Kwanza

Population:

11 801 151

Urbanisation rate:

3.87%

Cost of cheapest
newly built house:

20 000 000 XOF

House price PPP$:

PPP $95 115

Urban households
that could afford this
house with ﬁnance:

4.10%
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ANGOLA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
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BENIN
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
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BOTSWANA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000

Population:

2 303 697

Urbanisation rate:

3.21%

Cost of cheapest
newly built house:

385 000 BWP

House price PPP$:

PPP $75 562

Urban households
that could afford this
house with ﬁnance:

28.86%

1 PPP$:

5.10 Pula

PPP$44 965
PPP$23 924
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BURKINA FASO
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

Population:

20 321 378

PPP$35 303

Urbanisation rate:

4.94%

PPP$12 739

Cost of cheapest
newly built house:

18 000 000 XOF

House price PPP$:

PPP $95 268

Urban households
that could afford this
house with ﬁnance:

3.51%
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PPP$3 601 – PPP$5 000
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No. of households (thousands)

1 PPP$: 188.94 CFA franc
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BURUNDI
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$74 352

PPP$23 001 – PPP$40 000

Population:

11 530 580

Urbanisation rate:

5.66%

Cost of cheapest
newly built house:

70 000 000 BIF

House price PPP$:

PPP $115 588

Urban households
that could afford this
house with ﬁnance:

0.58%

1 PPP$:

605.60
Burundi franc

Population:

549 935

Urbanisation rate:

1.83%

Cost of cheapest
newly built house:

3 088 079 CVE

House price PPP$:

PPP $66 076

Urban households
that could afford this
house with ﬁnance:

40.38%

1 PPP$:

46.73 Cape
Verdean Escudo

Population:

25 876 380

Urbanisation rate:

3.63%

Cost of cheapest
newly built house:

18 000 000 XAF

House price PPP$:

PPP $76 529

Urban households
that could afford this
house with ﬁnance:

5.58%
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CABO VERDE
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
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CAMEROON
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
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CENTRAL AFRICAN REPUBLIC
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

Population:

4 745 185

Urbanisation rate:

2.65%

Cost of cheapest
newly built house:

13 445 760 XAF

House price PPP$:

PPP$41 349

Urban households
that could afford this
house with ﬁnance:

1.43%

PPP$32 021

PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000

PPP$4 971

PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)

1 PPP$: 325.18 CFA franc
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CHAD
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

Population:

15 946 876

Urbanisation rate:

3.94%

Cost of cheapest
newly built house:

27 750 000 XAF

House price PPP$:

PPP$117 939

Urban households
that could afford this
house with ﬁnance:

2.40%

PPP$54 587
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PPP$10 385

PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)

1 PPP$: 233.84 CFA franc
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COMOROS
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

PPP$77 581

Population:

850 886

PPP$18 340

Urbanisation rate:

2.89%

Cost of cheapest
newly built house:

30 000 000 KMF

House price PPP$:

PPP$140 819

Urban households
that could afford this
house with ﬁnance:

9.68%

1 PPP$:

213.04
Comorian franc

Population:

5 380 508

Urbanisation rate:

3.24%
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CONGO
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000

PPP$980 802

PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000

Cost of cheapest
360 000 000 XAF
newly built house:

PPP$11 453
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PPP$1 270 015
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that could afford this
house with ﬁnance:

4.22%

1 PPP$:

240.73
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COTE D'IVOIRE
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000

Population:

25 716 544

Urbanisation rate:

3.45%

Cost of cheapest
newly built house:

15 000 000 CFA

House price PPP$:

PPP$63 784

Urban households
that could afford this
house with ﬁnance:

26.80%

PPP$26 941

PPP$17 845
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PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)

1 PPP$: 235.17 CFA franc
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DEMOCRATIC REPUBLIC OF CONGO
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000

PPP$38 930

PPP$23 001 – PPP$40 000

Population:

86 790 567

Urbanisation rate:

4.50%

Cost of cheapest
newly built house:

65 997 901 CDF

House price PPP$:

PPP$67 376

Urban households
that could afford this
house with ﬁnance:

0.68%

1 PPP$:

979.55
Congolese franc

Population:

973 560

Urbanisation rate:

1.69%

Cost of cheapest
newly built house:

5 400 000 DJF

House price PPP$:

PPP$51 970

Urban households
that could afford this
house with ﬁnance:

75.90%

1 PPP$:

103.91
Djiboutian franc

Population:

100 388 073

Urbanisation rate:

2.04%

Cost of cheapest
newly built house:

447 000 EGP

House price PPP$:

PPP$122 802

Urban households
that could afford this
house with ﬁnance:

63.35%

1 PPP$:

3.64
Egyptian pound
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DJIBOUTI
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
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EGYPT, ARAB REP.
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$64 365
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EQUATORIAL GUINEA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

PPP$41 410

PPP$32 208

Population:

1 355 986

Urbanisation rate:

4.20%

Cost of cheapest
newly built house:

30 000 000 XAF

House price PPP$:

PPP$100 219

Urban households
that could afford this
house with ﬁnance:

53.45%

PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)

1 PPP$: 299.35 CFA franc
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ERITREA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000

PPP$20 954
PPP$18 081

PPP$8 001 – PPP$12 000

Population:

3 213 972

Urbanisation rate:

3.00%

Cost of cheapest
newly built house:

296 296 ERN

House price PPP$:

PPP$49 966

Urban households
that could afford this
house with ﬁnance:

25.60%

1 PPP$:

5.93 ERN

Population:

1 148 130

Urbanisation rate:

1.81%

Cost of cheapest
newly built house:

406 315 SZL

House price PPP$:

PPP$79 514

Urban households
that could afford this
house with ﬁnance:

70.62%

1 PPP$:

5.11 Lilangeni

Population:

112 078 730

Urbanisation rate:

4.78%

Cost of cheapest
newly built house:

600 000 ETB

House price PPP$:

PPP$55 871

Urban households
that could afford this
house with ﬁnance:

3.52%

1 PPP$:

10.74
Ethiopian birr
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ESWATINI
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
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ETHIOPIA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

PPP$24 078

PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000

PPP$9 039

PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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GABON
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000

PPP$25 556

PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000

PPP$21 085

PPP$8 001 – PPP$12 000

Population:

2 172 579

Urbanisation rate:

2.90%

Cost of cheapest
newly built house:

35 000 000 CFA

House price PPP$:

PPP$106 565

Urban households
that could afford this
house with ﬁnance:

52.67%

PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)

1 PPP$: 328.43 CFA franc
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GAMBIA,THE
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000

Population:

2 347 706

Urbanisation rate:

3.99%

Cost of cheapest
newly built house:

1 500 000 GMD

House price PPP$:

PPP$90 719

Urban households
that could afford this
house with ﬁnance:

10.57%

1 PPP$:

16.54 Dalasi

Population:

30 417 856

Urbanisation rate:

3.31%

Cost of cheapest
newly built house:

115 000 GHS

House price PPP$:

PPP$59 285

Urban households
that could afford this
house with ﬁnance:

9.40%

1 PPP$:

1.94
Ghanaian cedi

PPP$85 716

Population:

12 771 246

PPP$17 903

Urbanisation rate:

3.83%

PPP$40 210

PPP$18 206

PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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GHANA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$45 113

PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000

PPP$17 376

PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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GUINEA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000
Cost of cheapest
364 258 461 GNF
newly built house:

PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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20

250
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350

House price PPP$:

PPP$98 320

Urban households
that could afford this
house with ﬁnance:

5.34%

1 PPP$:

3 704.81
Guinean franc
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GUINEA-BISSAU
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000

PPP$71 849

PPP$23 001 – PPP$40 000

Population:

1 920 922

Urbanisation rate:

3.41%

Cost of cheapest
newly built house:

23 675 864 XOF

House price PPP$:

PPP$98 350

Urban households
that could afford this
house with ﬁnance:

4.94%

PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000

PPP$11 812

PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)

1 PPP$: 240.73 CFA franc
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KENYA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

Population:

52 573 973

Urbanisation rate:

4.02%

Cost of cheapest
newly built house:

2 700 000 KES

House price PPP$:

PPP$53 935

Urban households
that could afford this
house with ﬁnance:

12.34%

1 PPP$:

50.06
Kenyan shilling

Population:

2 125 268

PPP$13 433

Urbanisation rate:

2.33%

PPP$13 399

Cost of cheapest
newly built house:

165 000 LSL

House price PPP$:

PPP$29 784

Urban households
that could afford this
house with ﬁnance:

39.21%

1 PPP$:

5.54 Loti

Population:

4 937 374

Urbanisation rate:

3.33%

Cost of cheapest
newly built house:

3 985 334 LRD

House price PPP$:

PPP$7 664 104

Urban households
that could afford this
house with ﬁnance:

0.02%

1 PPP$:

0.52
Liberian dollar

PPP$32 857

PPP$12 001 – PPP$23 000
PPP$17 559

PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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LESOTHO
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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LIBERIA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000

PPP$3 570 690

PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000

PPP$3 518

PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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LIBYA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

Population:

6 777 452

Urbanisation rate:

1.83%

Cost of cheapest
newly built house:

69 000 LYD

House price PPP$:

PPP$143 750

Urban households
that could afford this
house with ﬁnance:

6.75%

1 PPP$:

0.48
Libyan dinar

Population:

26 969 307

Urbanisation rate:

4.44%

PPP$41 369

PPP$12 001 – PPP$23 000
PPP$17 920

PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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MADAGASCAR
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000

PPP$62 399

PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000

Cost of cheapest
90 000 000 MGA
newly built house:

PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000

PPP$8 801

PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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House price PPP$:

PPP$84 982

Urban households
that could afford this
house with ﬁnance:

1.70%

1 PPP$:

1 059.05
Malagasy ariary

Population:

18 628 747

Urbanisation rate:

4.03%

900
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MALAWI
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

PPP$25 732

PPP$12 001 – PPP$23 000
Cost of cheapest
10 000 000 MWK
newly built house:

PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000

PPP$8 855

PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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House price PPP$:

PPP$35 063

Urban households
that could afford this
house with ﬁnance:

6.25%

1 PPP$:

285.20
Malawian kwacha

Population:

19 658 031

Urbanisation rate:

4.82%

Cost of cheapest
newly built house:

13 300 000 XOF

House price PPP$:

PPP$68 511

Urban households
that could afford this
house with ﬁnance:

4.37%

1 PPP$:

194.13
CFA franc
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MALI
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000

PPP$37 809

PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000
PPP$16 874

PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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MAURITANIA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

PPP$30 657
PPP$25 055

Population:

4 525 696

Urbanisation rate:

4.29%

PPP$12 001 – PPP$23 000
Cost of cheapest
10 371 229 MRO
newly built house:

PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000

House price PPP$:

PPP$99 916

Urban households
that could afford this
house with ﬁnance:

51.41%

1 PPP$:

103.80 Ouguiya

Population:

1 265 711

Urbanisation rate:

-0.03%

Cost of cheapest
newly built house:

1 250 000 MUR

House price PPP$:

PPP$69 853

Urban households
that could afford this
house with ﬁnance:

78.44%

1 PPP$:

17.89
Mauritian rupee

PPP$31 020

Population:

36 471 769

PPP$25 695

Urbanisation rate:

2.08%

Cost of cheapest
newly built house:

640 000 MAD

House price PPP$:

PPP$152 349

Urban households
that could afford this
house with ﬁnance:

52.38%

1 PPP$:

4.20
Moroccan dirham

Population:

30 366 036

Urbanisation rate:

4.40%

Cost of cheapest
newly built house:

2 659 000 MZN

House price PPP$:

PPP$118 096

Urban households
that could afford this
house with ﬁnance:

1.45%

1 PPP$:

22.52 Mozambican
metical

PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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MAURITIUS
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

PPP$48 212
PPP$37 521

PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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MOROCCO
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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MOZAMBIQUE
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

PPP$77 040

PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000

PPP$6 707

PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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NAMIBIA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

Population:

2 494 530

PPP$24 090

Urbanisation rate:

3.87%

PPP$15 835

Cost of cheapest
newly built house:

270 000 NAD

House price PPP$:

PPP$37 738

Urban households
that could afford this
house with ﬁnance:

74.36%

PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)

1 PPP$: 5 Namibian Dollar
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NIGER
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000

Population:

23 310 715

Urbanisation rate:

4.35%

Cost of cheapest
newly built house:

7 000 000 XOF

House price PPP$:

PPP$29 661

Urban households
that could afford this
house with ﬁnance:

25.98%

1 PPP$:

236.00
CFA franc

Population:

200 963 599

Urbanisation rate:

4.17%

Cost of cheapest
newly built house:

3 105 339 NGN

House price PPP$:

PPP$20 863

Urban households
that could afford this
house with ﬁnance:

68.10%

1 PPP$:

134.21
Nigerian naira

Population:

12 626 950

PPP$21 261

Urbanisation rate:

3.20%

PPP$12 517

Cost of cheapest
newly built house:

12 500 000 RWF

House price PPP$:

PPP$43 083

Urban households
that could afford this
house with ﬁnance:

12.87%

1 PPP$:

290.14
Rwandan franc

PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000

PPP$12 809

PPP$8 001 – PPP$12 000

PPP$10 775

PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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NIGERIA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000

PPP$21 562
PPP$16 313

PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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RWANDA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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SÃO TOMÉ AND PRÍNCIPE
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

Population:

215 056

PPP$18 011

Urbanisation rate:

2.98%

PPP$12 859

Cost of cheapest
newly built house:

1 225 000` STD

House price PPP$:

PPP$100 657

Urban households
that could afford this
house with ﬁnance:

8.02%

1 PPP$:

12.17 Dobra

Population:

16 296 364

Urbanisation rate:

3.72%

Cost of cheapest
newly built house:

10 500 000 XOF

House price PPP$:

PPP$44 903

Urban households
that could afford this
house with ﬁnance:

83.14%

PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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SENEGAL
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

PPP$24 546

PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000

PPP$12 187

PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)

1 PPP$: 233.84 CFA franc
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SEYCHELLES
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

PPP$55 136
PPP$34 120

Population:

97 625

Urbanisation rate:

1.64%

Cost of cheapest
newly built house:

1 359 571 SCR

House price PPP$:

PPP$148 788

Urban households
that could afford this
house with ﬁnance:

56.23%

1 PPP$:

7.49
Seychellois rupee

Population:

7 813 215

Urbanisation rate:

3.12%

PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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SIERRA LEONE
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$33 320

PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000

PPP$14 274

Cost of cheapest
167 400 000 SLL
newly built house:

PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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House price PPP$:

PPP$61 578

Urban households
that could afford this
house with ﬁnance:

6.11%

1 PPP$:

2 586.28 Sierra
Leonean Leone
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Urban
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SOMALIA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

Population:

15 442 905

Urbanisation rate:

4.14%

Cost of cheapest
newly built house:

20 216 641 SOS

House price PPP$:

n/a

Urban households
that could afford this
house with ﬁnance:

n/a

1 PPP$:

n/a

Population:

58 558 270

Urbanisation rate:

2.09%

Cost of cheapest
newly built house:

539 830 ZAR

House price PPP$:

PPP$79 004

Urban households
that could afford this
house with ﬁnance:

21.15%

1 PPP$:

6.83 South
African Rand

Population:

11 062 113

Urbanisation rate:

2.22%

Cost of cheapest
newly built house:

SSP1 106 400

House price PPP$:

PPP$160 348

Urban households
that could afford this
house with ﬁnance:

15.90%

1 PPP$:

6.90 South
Sudanese pound

Population:

42 813 238

Urbanisation rate:

3.24%

Cost of cheapest
newly built house:

3 600 000 SDG

House price PPP$:

PPP$283 236

Urban households
that could afford this
house with ﬁnance:

26.62%

1 PPP$:

12.71 Sudanese
pound

PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600

PPP$666

<PPP$800
No. of households (thousands)
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SOUTH AFRICA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000

PPP$32 982

PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000

PPP$19 526

PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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SOUTH SUDAN
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000

PPP$85 665

PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000

PPP$21 224

PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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SUDAN
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000

PPP$94 514

PPP$23 001 – PPP$40 000

PPP$26 724

PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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TANZANIA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000

PPP$124 822

PPP$23 001 – PPP$40 000

Population:

58 005 463

Urbanisation rate:

5.07%

PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000

Cost of cheapest
180 000 000 TZS
newly built house:

PPP$11 456

PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)

2 000

1 500

1 000

500

0

Rural

500

1 000

1 500

House price PPP$:

PPP$232 336

Urban households
that could afford this
house with ﬁnance:

2.67%

1 PPP$:

774.74
Tanzanian shilling

Population:

8 082 366

Urbanisation rate:

3.72%

Cost of cheapest
newly built house:

7 000 000 XOF

House price PPP$:

PPP$29 138

Urban households
that could afford this
house with ﬁnance:

27.15%

2 000

Urban
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TOGO
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000

PPP$12 571

PPP$8 001 – PPP$12 000

PPP$10 553

PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)

1 PPP$: 240.24 CFA franc
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TUNISIA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

PPP$47 488
PPP$30 636

Population:

11 694 719

Urbanisation rate:

1.56%

Cost of cheapest
newly built house:

130 000 TND

House price PPP$:

PPP$159 507

Urban households
that could afford this
house with ﬁnance:

43.25%

1 PPP$:

0.82
Tunisian dinar

Population:

44 269 594

Urbanisation rate:

5.99%

PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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UGANDA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000

PPP$98 816

PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000

Cost of cheapest
183 000 000 UGX
newly built house:

PPP$11 921

PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)

1 500
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500

1 000

House price PPP$:

PPP$148 064

Urban households
that could afford this
house with ﬁnance:

4.39%

1 PPP$:

1 157.27
Ugandan shilling

1 500

Urban
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WESTERN SAHARA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000

PPP$26 841

PPP$23 001 – PPP$40 000

Population:

652 271

Urbanisation rate:

2.61%

Cost of cheapest
newly built house:

n/a

House price PPP$:

n/a

Urban households
that could afford this
house with ﬁnance:

n/a

1 PPP$:

9.71 Moroccan
Dirham

Population:

17 861 030

Urbanisation rate:

4.15%

Cost of cheapest
newly built house:

950 000 ZMW

House price PPP$:

PPP$199 934

Urban households
that could afford this
house with ﬁnance:

6.68%

1 PPP$:

4.75
Zambian Kwacha

Population:

14 645 468

Urbanisation rate:

1.42%

Cost of cheapest
newly built house:

1 660 000 ZWD

House price PPP$:

PPP$3 320 000

Urban households
that could afford this
house with ﬁnance:

4.39%

1 PPP$:

0.50 Zimbabwean
Dollar

PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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ZAMBIA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000

PPP$230 741

PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000

PPP$11 402

PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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ZIMBABWE
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000

PPP$2 718 996

PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000

PPP$13 050

PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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Explaining the indicators
Investor interest in housing in Africa has grown substantially in recent years. However data for the sector remains scarce. As a result, investors struggle to assess
market risk and opportunity with precision, and either shift their sights to more easily dimensioned investments outside the housing sector, or price for the inability
to fully determine risk, ultimately narrowing the affordability of the housing output. Better data would stimulate increased investment and enhance housing
affordability. The World Bank’s Open Data platform has made a tremendous difference, and HOFINET, the Housing Finance Information Network, is a global datagathering initiative which also makes a critical contribution to the data ecosystem. Nevertheless, very little data explores the nature, status and performance of
residential property markets.
In this Yearbook, each of the country profiles includes a set of indicators, drawn from various sources, including the African Economic Outlook database, the World
Bank’s various databases, UNDP’s International Human Development Indicators, and USAID’s Demographic and Health Surveys.
This year it must be noted that data from the World Bank Doing Business databases had a number of irregularities attributed to changes in the data for the Doing
Business 2018 and Doing Business 2020 reports, published in October 2017 and 2019. The World Bank issued a statement acknowledging this on 27 August 2020,
noting that this might affect the data collected in the Ease of Doing Business Indicators as the changes made in the data were inconsistent with their Doing Business
methodology.1
In addition to data from these international sources, we present CAHF’s own data, collected by the Yearbook authors appointed to complete the Yearbook data
survey and write the country profiles. The full set of data collected for the Yearbook is available through an online dashboard, which highlights the availability of
housing and housing finance data by country: Availability of Housing Finance Data in Africa.2
Inevitably, the data presented in this Yearbook is limited to what our Yearbook authors were able to access and what we were able to obtain via desktop study.
While every effort has been made to overcome these shortcomings, there will always be more information and nuance to add to the picture. In some instances,
data tables state ‘n/a’ where the data is not available. Furthermore, this year COVID-19 introduced additional challenges as lockdowns hindered on-the-ground
data collection by our Yearbook authors as well as impeding the gathering of statistical data responses by some government institutions. Owing to this, some
indicators, such as economic growth rates, will be revised at a later stage and will differ from what we reported at the point of publication.
To this end, CAHF continues to work to improve the data situation and build the baseline of information available to housing finance practitioners to encourage
greater investment and enable better decision making. Please visit our website for details on our progress to pursue a Data Agenda for Africa, or contact us directly.

Indicator name

1
2

Definition

Source

Main urban centres

The capital city of the country and any other large city

Data collected by CAHF

US$ exchange rate

USD exchange rate (1USD = xLCU) as at 1 July 2020

Data collected by CAHF
Source: Xe
URL: https://Xe.com

Purchase Power Parity
exchange rate (PPP$)

According to the International Monetary Fund (IMF), PPP is the rate at which the currency of
one country would have to be converted into that of another country to buy the same amount Data collected by CAHF
of goods and services in each country. This conversion rate is calculated for the year 2019. Source: World Bank World Development Indicators
URL: https://data.worldbank.org/indicator/PA.NUS.PPP
See explanation on PPP on page 14.

Total population

The number of all residents regardless of legal status or citizenship – except for refugees not Data collected by CAHF
permanently settled in the country of asylum, who are generally considered part of the Source: World Bank World Development Indicators
population of their country of origin. The values are mid-year estimates.
URL: https://data.worldbank.org/indicator/SP.POP.TOTL

Urban population

The number of all residents in urban areas regardless of legal status or citizenship – except Data collected by CAHF
for refugees not permanently settled in the country of asylum, who are generally considered Source: World Bank World Development Indicators
part of the population of their country of origin. The values are mid-year estimates.
URL: https://data.worldbank.org/indicator/SP.URB.TOTL

Number of households

Household is the persons who live together in the same dwelling.

Data collected by CAHF
Source: Canback Global Distribution Database (C-GIDD)
URL: https://www.cgidd.com/

See https://www.worldbank.org/en/news/statement/2020/08/27/doing-business---data-irregularities-statement
See http://housingfinanceafrica.org/documents/availability-of-housing-finance-data-dashboard/
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Indicator name

Definition

Source
Data collected by CAHF through World Bank API
Source: World Bank
URL: https://data.worldbank.org/indicator/SP.POP.TOTL

Population growth rate

Rate of change in total population over two consecutive years

Urbanisation rate

The increase in the proportion of urban population over time, calculated as the rate of growth Data collected by CAHF through World Bank API
of the urban population minus that of the total population. An urban area can be defined by Source: World Bank
one or more of the following: administrative criteria or political boundary.
URL: https://data.worldbank.org/indicator/SP.URB.GROW

GDP per capita
(Current US$)

Gross domestic product (GDP) divided by total population. Provides a rough indication of the
residents’ standard of living, but misses the important factor of inequality. It must therefore
be read together with the Gini coefficient and the percent of the population living below the
poverty line.

Percentage of the
population below national
poverty line (2017)

Nation-specific estimates of the percentage of the population falling below the national poverty
line are generally based on surveys of sub-groups, with the results weighted by the number Data collected by CAHF
of people in each group. Definitions of poverty vary considerably among nations. For this Source: World Bank
reason, some countries have established national poverty lines that better reflect the reality of URL: https://data.worldbank.org/indicator/SI.POV.NAHC
poverty in their own local economies.

Unemployment rate
(% of total labour force,
national estimate)

Percentage of the labour force that is without work but available for and seeking employment. Data collected by CAHF
Source: World Bank
The number typically does not include discouraged job seekers.
URL: https://data.worldbank.org/indicator/ SP.URB.TOTL

Proportion of the adult
population that borrowed
formally (2017)

Proportion of the adult population that borrowed formally

Gini coefficient

Index measuring levels of inequality in a country, based on the extent to which the distribution
of income or consumption expenditure among the population deviates from a perfectly equal Data collected by CAHF through World Bank API
distribution. A Gini index of 0 represents perfect equality, while an index of 100 implies perfect Source: World Bank
inequality. The data relates to various years, depending on when the calculation was done for URL: https://data.worldbank.org/indicator/SI.POV.GINI
a particular country.

HDI country index score

Data collected by CAHF from 2018 Human Development
A summary measure of average achievement in key dimensions of human development Data Bank
including life expectancy, education, and per capita income indicators. The HDI is the geometric Source: United Nations Development Programme Human
mean of normalised indices for each of the three dimensions used to rank countries.
Development Data Bank
URL: http://hdr.undp.org/en/countries/profiles

HD country ranking

Data collected by CAHF from 2018 Human Development
Data Bank
The HD index score is drawn from the UN Development Programme. The global ranking is out
Source: United Nations Development Programme Human
of 187 countries.
Development Data Bank
URL: http://hdr.undp.org/en/countries/profiles

GDP
(Current US$)

The sum of all value added, or simply the gross value of output, by all resident producers in Data collected by CAHF through World Bank API
the respective country’s economy without making deductions for the depreciation of assets or Source: World Bank
for depletion and degradation of natural resources, plus any product taxes and minus any URL: https://data.worldbank.org/indicator/NY.GDP.MKTP.CD
subsidies not included in the value of the products.

GDP growth rate annual

Data collected by CAHF through World Bank API
The annual percentage growth in GDP at market prices based on constant local currency.
Source: World Bank
Aggregates are based on constant 2005 US dollars. The GDP growth rate measures the growth
URL:
in the economy.
https://data.worldbank.org/indicator/NY.GDP.MKTP.KD.ZG

Inflation rate

Inflation, as measured by the consumer price index, reflects the annual percentage change in Data collected by CAHF through World Bank API
the cost to the average consumer of acquiring a basket of goods and services that may be Source: World Bank
fixed or changed at specified intervals, such as yearly.
URL: https://data.worldbank.org/indicator/FP.CPI.TOTL.ZG
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Data collected by CAHF through World Bank API
Source: World Bank
GDP (Current US$):
URL: https://data.worldbank.org/indicator/NY.GDP.MKTP.CD
Total population:
URL: https://data.worldbank.org/indicator/SP.POP.TOTL

Data collected by CAHF
Source: World Bank Global Findex Database 2017
URL: https://globalfindex.worldbank.org/
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Indicator name

Definition

Source

Yield on 10-year
government bonds

Data collected by CAHF
A government/corporate bond is a fixed income instrument issued at an agreed coupon
Main sources: Central banks websites, worldgovernmentbonds.com,
rate. Investors in the instrument realise what is called a yield, which is the returns
Investopedia.com and tradingeconomics.com
realised by investors on a bond issued, over a specified period of issue.
URL: http://www.worldgovernmentbonds.com/

Lending interest rate

Prevailing interest rate in the country, charged as a percentage of the loan amount,
that usually meets the short- and medium-term financing needs of the private sector. Data collected by CAHF through World Bank API
While the rate offered will differ from one lender to the next, and be adjusted to the Source: World Bank
creditworthiness of borrowers and objectives of the loan, the number offered is URL: https://data.worldbank.org/indicator/FR.INR.LEND
indicative of the state of lending in the country.

Number of mortgages
outstanding

The total number of residential mortgages that are outstanding

Data collected by Yearbook authors
Main sources: Central bank; mortgage providers association;
banking association; registered financial service provider websites

Value of residential
mortgages outstanding in
local currency units

The total value of residential mortgages outstanding in local currency units

Data collected by Yearbook authors
Main sources: Central bank; mortgage providers association;
banking association; registered financial service provider websites

Value of residential
mortgages outstanding
(Current US$)

The total value of residential mortgages outstanding in current US$

Calculated by CAHF from the LCU value collected by the Yearbook
authors using a USD exchange rate as at 1 July 2020 also collected
by CAHF

Typical mortgage rate

The most common interest rate applied to a residential mortgage

Data collected by Yearbook authors
Source: The main, or largest, registered financial service provider
that offers residential mortgages

Term

The most common or typical term for a loan, expressed in years

Data collected by Yearbook authors
Source: The main, or largest registered financial service provider
that offers residential mortgages

Deposit

Data collected by Yearbook authors
The most common deposit required on a house purchased with a mortgage loan, as
Source: The main, or largest registered financial service provider
a percentage of the purchase price
that offers residential mortgages

Ratio of mortgages to GDP The ratio of outstanding to the gross domestic product (GDP)

Calculated by CAHF, as number of mortgages outstanding divided
by GDP in current local currency units

Number of mortgage
providers

Data collected by Yearbook authors
Number of registered financial institutions that are subject to prudential regulation and
Main sources: Central bank; mortgage providers association;
offer residential mortgage loans with a maturity cap of 10 years or more
banking association; registered financial service provider websites

Number of microfinance
loans outstanding

Total number of outstanding microfinance loans in the country

Data collected by Yearbook authors
Main sources: Central bank; microfinance association; national
credit regulator

Value of microfinance
loans in local currency
units

Total value of outstanding microfinance loans in the country

Data collected by Yearbook authors
Main sources: Central bank; microfinance association; national
credit regulator.

Number of microfinance
providers

Data collected by Yearbook authors
Number of registered microfinance providers subject to prudential regulation/
Main sources: Central bank; microfinance association; national
government oversight
credit regulator

Total number of formal
residential dwellings in the Total number of residential properties that have a title deed as per the deed registry
country

Data collected by CAHF
Main sources: Bureau Statistics Census reports

Total number of residential
Total number of residential properties that have a title deed as per the deed registry
properties with a title deed

Data collected by Yearbook authors
Main sources: Ministry of lands, housing, and human settlements;
deeds office
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Indicator name

Definition

Source

Number of formal housing
units built in this year

Data collected by Yearbook authors
The number of formal residential units completed, with submitted and approved plans,
Main sources: Ministry of lands, housing, and human settlements;
and an issued occupancy certificates, in the given calendar year
national statistics bureau; deeds office; municipal or district offices

Price of the cheapest,
newly built house by a
formal developer or
contractor in an urban
area in local currency
units

Price of the cheapest, newly built house by a formal developer or contractor in an
urban area in local currency units. YB authors were advised to contact three formal
developers who are known for delivering to the affordable market in the main urban Data collected by Yearbook authors
centre of the country, and request the sales price of the cheapest newly built house Main sources: Contractors/Developers
available on the market in the current year. YB authors then selected the lowest price
house of these three examples.

Size of cheapest, newly
built house by a formal
developer or contractor in
an urban area in square
meters

Size of cheapest, newly built house by a formal developer or contractor in an urban Data collected by Yearbook authors
area in square meters. (The house referred to is the same as the one whose price is Primary sources: Contractor / developer of the cheapest newly built
listed in the indicator for the price of the cheapest newly built house).
house.

Typical monthly rental
price for cheapest, newly
built house by a formal
developer or contractor in
an urban area in local
currency units

The typical rental price for cheapest, newly built house by a formal developer or Data collected by Yearbook authors
contractor in an urban area in local currency units. (The house referred to is the same Main sources: Contractor / developer of the cheapest newly built
as the one whose price is listed in the indicator for the cheapest newly built house). house

Cost of standard 50kg bag Cost of standard 50kg bag of cement in local currency units. This is the retail price as
would be bought by a household at a building material supply store. The cement quality Data collected by Yearbook authors
of cement in local
Main sources: Building supply stores
currency units
should be that typically used by owner-builders for bricklaying.

Type of deeds registry:
digital, scanned or paper

The format of the deeds registry in the country

Data collected by CAHF from historical World Bank Doing Business
Indicators dataset available for bulk download
Source: World Bank
URL: https://www.doingbusiness.org/en/custom-query

World Bank Ease of Doing
Business Rank

Ease of Doing Business ranks economies from 1 to 190, with first place being the
best. A high numerical rank means that the regulatory environment is not conducive
to business operations. The index averages the country's percentile rankings on 10
topics covered in the World Bank Doing Business Survey, conducted annually. The
ranking on each topic is the simple average of the percentile rankings on its component
indicators. Property-related indicators are for commercial, not residential property,
but are nonetheless a useful indicator.

Data collected by CAHF from historical World Bank Doing Business
Indicators dataset available for bulk download
Source: World Bank
URL: https://www.doingbusiness.org/en/custom-query

Number of procedures to
register property

Data collected by CAHF from historical World Bank Doing Business
Part of the Doing Business survey, this represents the number of procedures required Indicators dataset available for bulk download
for a business to secure rights to a commercial property.
Source: World Bank
URL: https://www.doingbusiness.org/en/custom-query

Time to register property

Data collected by CAHF from historical World Bank Doing Business
Part of the Doing Business survey, this represents the number of days required for a Indicators dataset available for bulk download
business to secure rights to a commercial property.
Source: World Bank
URL: https://www.doingbusiness.org/en/custom-query

Cost to register property
as % of property value

Data collected by CAHF from historical World Bank Doing Business
Indicators dataset
Part of Doing Business survey, this represents the average cost incurred by a business
Source: World Bank
to secure rights to a commercial property, expressed as a percentage of the property
URL:
value.
https://www.doingbusiness.org/en/data/exploretopics/registeringproperty

World Bank DBI Quality of
Land Administration index
score (0-30)

Score on the Quality of land administration index as per the World Bank Doing Business
Indicators. The Quality of land administration index is composed of five other indices:
the reliability of infrastructure, transparency of information, geographic coverage, land
dispute resolution and equal access to property rights.
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Data collected by CAHF from historical Doing Business Indicators
dataset available for bulk download the URL provided
Source: World Bank
URL: https://www.doingbusiness.org/en/custom-query
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Indicator name

Definition

Source

Percentage of women who
Data collected by CAHF
Percentage of women who own a house alone for the whole country and urban areas Source: Demographic and Health Surveys, USAID
own a house alone:
Total and Urban
URL: //www.statcompiler.com/en/

Percent of households
with basic sanitation
service: Total and Urban

Percentage of households with basic sanitation service for the total country and urban Data collected by CAHF
areas, defined as improved sanitation facilities that are not shared with other Source: Demographic and Health Surveys, USAID
URL: //www.statcompiler.com/en/
households

Percent of households
with no electricity: Total
and Urban

Percentage of households with no electricity the total country and urban areas

Percent of households
with 3+ persons per
sleeping room: Total and
Urban

Composite indicator: Percentage urban households with 3-4; 5-6; and 7+ persons Data collected by CAHF
per sleeping room / or, the reverse of percentage of households with 1-2 persons per Source: Demographic and Health Surveys, USAID
sleeping room the total country and urban areas
URL: //www.statcompiler.com/en/

Data collected by CAHF
Source: Demographic and Health Surveys, USAID
URL: //www.statcompiler.com/en/

The agreed definition classified a ‘slum household’ as one in which the inhabitants
suffer one or more of the following ‘household deprivations’:

Proportion of urban
population living in slums

1.
2.
3.
4.
5.

Lack of access to improved water source;
Lack of access to improved sanitation facilities;
Lack of sufficient living area;
Lack of housing durability; and
Lack of security of tenure.

Data collected by CAHF
Source: Demographic and Health Surveys, USAID
URL: //www.statcompiler.com/en/

By extension, the term 'slum dweller' refers to a person living in a household that lacks
any of these attributes.
Data collected by CAHF
Source: Canback Global Income Distribution Database (C-GIDD)
Number of households per
URL: https://www.cgidd.com
Provides the average income profile for the respective country per market segment
income bracket (used to
This database contains selected macroeconomic data series which
identified, for both rural and urban areas. The intent is to understand affordability and
inform the affordability
presents the analysis and projections of economic developments at
illustrate market potential at each market segment.
graphs on pages 14 – 28
the global level, updated annually. Data on rural and urban
household income profiles was collected based on customised
market segmentation.

The indicative number of households in urban areas that could afford the cheapest
newly built house by a formal developer in the respective country given the lending
terms available. This indicator intends to provide an indication of the levels of
affordability based on current supply.

Urban households that can
afford the cheapest newly
Calculated using the ‘Price of the cheapest, newly built house by a formal developer Calculated by CAHF using input data collected by Yearbook authors
built house given
or contractor’ indicator against the lending terms’ indicators (mortgage interest rate,
prevailing mortgage terms
term, downpayment) for each country where data is available and counted per market
income segment for the urban household split. This indicator is a rough estimate and
in no instance a thorough and accurate representation of the current market situation
in the respective country.
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Source: World Bank Doing Business 2020; CGIDD 2019; data collected by Yearbook authors. NB: Figures for indicators collected by Yearbook authors only include the information they were able to obtain. Actual amounts, for total number of mortgage providers and/or mortgages outstanding, for example, may be higher.
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tracking business regulation environments over
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tracking business regulation environments over
time. A high ease of doing business ranking
means that the regulatory environment in that
economy is more conducive to the starting and
operation of a local ﬁrm.
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comprehensive and comparative global data
tracking business regulation environments over
time. A high ease of doing business ranking
means that the regulatory environment in that
economy is more conducive to the starting and
operation of a local ﬁrm.
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Algeria
Thierno Birahim Niang, Souleymane Diagne and
Mamadou Abdoulaye Diallo

Overview
Algeria is the largest country in Africa. It has a population of 42.2 million
living in an area of 2 381 000km2, and a density of 17.7 inhabitants per square
kilometre. It has the fourth highest gross domestic product (GDP) on the
African continent at DA21 833 billion (US$169 billion) in 2019 and the
highest GDP per capita in North Africa.
In a context marked by the global health crisis following the outbreak of the
COVID-19 pandemic, Algeria is facing an economic shock caused by the
halving of oil prices, which has slowed consumption and investment and has
led to a reduction in budgetary and export revenues.1 Moreover, according
to the Minister of Finance Mohamed Loukal, “public spending will fall by 9.2
percent in 2020, due to the decrease in operating expenditure (-1.2 percent)
and capital expenditure (-20.1 percent)”.2 The economic outlook for 2020
underlines a potential contraction of the economy of -5.2 percent.3 The
country has an unemployment rate of 11 percent.4
Despite the launch of a new programme by the Algerian government in
January 2020 to build one million homes in the period 2020-2024 with a
budget of DA280 billion DA280 billion (US$2.17 billion), the real estate sector
still faces several problems. The housing deficit is close to one million, while
an estimated two million homes are vacant5 and over 48% of the urban
population live in slums Moreover, according to the Director-General of
Housing at the Ministry of Housing “the state can no longer bear the weight
of the housing assistance policy and has decided to disengage from this area”.6
Access to finance
Algeria has 30 banks, including seven public institutions, and more than 20
foreign institutions, particularly from the Gulf countries and Europe.7 The
banking system is dominated by six public banks. These six banks control a
significant share of the market. They collect 87 percent of deposits and grant
89 percent of the loans, reflecting the low level of competition in the banking
system.8 Moreover, the country has a parallel market that was estimated at
DA35 (US$271 billion) in the first half of 2020.9 The National Bank of Algeria
(BNA), with the approval of the High Islamic Council (HCI), has therefore
officially launched its Islamic finance activity through the marketing of shariaresponsive products,10 thus allowing a substantial share of the funds used in
the parallel market to incentivise Algerians to open accounts in banks and
move out of the informal economy and back into the formal financial system.11

KEY FIGURES
Main urban centres

Algiers, Boumerdas
Oran, Tebessa, Constantine

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

129.19 Algerian dinar (DZD)
38.94 Algerian dinar (DZD)

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

43 053 054 | 31 510 100
1.93% | 2.70%
US$3 948
n/a
10.0%
3.0%
27.6
82 | 0.76

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

US$169 988 million
0.80%
1.95%
n/a
8.00%

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

n/a
US$31.70 million
10% | 20 years | 20%
0.02%
n/a
922 911
n/a
n/a

Total number of formal residential dwellings in the country
Total number of residential properties with a title deed
Number of formal housing units built in this year
Price of the cheapest, newly built house by a formal developer or
contractor in an urban area in local currency units (2018)
Size of cheapest, newly built house by a formal developer or contractor in
an urban area (2018)
Typical monthly rental for the cheapest, newly built house (2018)
Cost of standard 50kg bag of cement in local currency units (2019)
Type of deeds registry: digital, scanned or paper [g]
World Bank Ease of Doing Business index rank [g]
Number of procedures to register property [g]
Time to register property [g]
Cost to register property as share of property price [g]
World Bank DBI Quality of Land Administration index score (0-30) [g]

n/a
n/a
n/a

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

3 031 490 DZD
80m2
25 000 DZD
500 DZD (US$4.21)
Paper
157
10
55 days
7.1%
7.5
n/a | n/a
n/a | n/a
n/a | n/a
n/a | n/a
48.6%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Oxford Business Group
[e] Arab Bank of Algeria

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

Housing Bank for Trade and Finance Algeria
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

Credits to the economy increased from DA10 102 billion (US$78.2 billion) in 2018 to
DA10 867 billion (US$84.1 billion) in 2019, an increase of seven percent.12 The share
of credits granted to the public sector rose from almost 48.6 percent in 2017 to 50.4
percent in 2018, while the share of credit to the private sector rose from 51.4 percent
to 48.6 percent, of which 7.8 percent was for households. Households with mortgages
in 2015 accounted for 3.9 percent of adults over the age of 15, or 1.1 million
Algerians.13 That same year, the total value of mortgages outstanding was DA4 billion
(US$31.4 million).14 Three years later, the stock of mortgages has increased to
DA787.2 billion (US$6.1 billion) from DA656 billion (US$5.1 billion) in 2017, an
increase of 19.9 percent.15 Mortgages are taken out at a rate ranging from 6.04
percent to 10 percent in 2020 for an average term of 20 years.16
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The Algerian government is prioritising the social issue of access to decent housing
for all at an affordable cost. This is one of the challenges to be met on behalf of
Target 11.1 of the Sustainable Development Goals (SDGs). Unlike 2018, when a
budget of DA384.9 billion (US$3 billion) was allocated to the housing sector,17
the amount for financing social housing is estimated at DA280 billion (US$2.2
billion) in 2020, a decrease of 27.3 percent.18 However, over the period 20152018, the state financed the construction of more than 1.2 million social housing
units, mainly in urban areas, including 38 percent of public rental housing, 41
percent of rural housing, 12 percent of rent-to-own housing and eight percent of
assisted public housing.19
Like other sectors of the Algerian economy, the COVID-19 pandemic has had a
significant impact on the real estate sector. House prices have generally declined
due to the pandemic,20 and because of the dismantling of certain networks
operating illegally21 in the real estate sector. However, the real estate sector is in
trouble because of the COVID-19 shutdown, which brought 25 000 construction
companies to the brink of bankruptcy and put 150 000 to 200 000 employees
out of work.22 In addition, due to complications in obtaining mortgages from
Algerian banks and high interest rates of up to 10 percent,23 many are turning to
informal markets. There is also a gradual disengagement of the state in the
financing of expensive social housing (“public-rental” and “rent-to-own”) in favour
of the assisted public housing.24 The president has indicated the need to create
a housing bank in partnership with the Ministry of Finance to capture financial
resources, especially through savings.25
Affordability
The Algerian real estate sector has long been the victim of low turnover of tenants
because of regressive and inefficient rental policies, such as the rent-to-own
housing scheme, which is effective but often considered unsustainable. As a result,
the excessive demand has kept house prices high and has led to an increased
need for affordable housing. Since COVID-19, there has been a drastic drop in
house prices, with 80 percent of the market being controlled by the informal
sector,26 due to the shutting down of most activities in the real estate sector.
Although Algeria is one of the richest countries in Africa, affordable housing is not
yet within the reach of low-income Algerians.27 Even though the total
construction cost per square metre for a newly built affordable home was
estimated at DA442 500 (US$3 425) in 201928 and DA39 306 (US$304)29 for
the monthly rent, the acquisition of an apartment in the city centre requires on
average DA156 948m2 (US$1 214 m2), a slight increase from last year. Therefore,
the acquisition of a 50m2 apartment in the city centre, at a price of DA8 million
(US$61 924), becomes difficult for the 63 percent of rural households and 33
percent of urban household which earn no more than DA4 756 000 (US$36 814)
a year.30 However, outside the city centres, the cost of acquiring an apartment
can be DA80 761 (US$625), almost half the price of urban centres.31
Despite the crisis in the real estate sector, rent is still not affordable. The average
rent for a three-bedroom apartment in downtown Algiers is DA60 357
(US$467)32 and DA36 400 (US$282) outside the city centre. Taking into account
monthly expenses (excluding rent), estimated at DA185 358 (US$1 435) for a
family of four, the rent becomes unaffordable for many public servants as the
average net salary in the city centre is DA34 371 (US$266).
Fortunately, Algerian households pay only part of the housing costs thanks to a
state subsidy. Subsidies depend on household income. For example, the Public
Rental Housing programme, considered the most affordable formula for individuals
with incomes below 1.5 times the minimum wage, DA24 000 (US$186), is fully
funded by the state. In other cases, in addition to the state subsidy, the applicant
is obliged to pay a lump sum for the acquisition of their house.33 Private financing
has also been revitalised. In 2017, the country’s mortgage market was the second
largest in the world after Egypt with a significant improvement in mortgage
recovery rates.
Housing supply
The state remains the main housing provider in the real estate market alongside
private real estate developers. To support the real estate sector, the government
continued its housing campaign by announcing in 2018 an allocation of DA33
billion (US$255 million) to finance the completion and delivery of 375 000 homes
of various types.34
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COVID-19 response
A lockdown was announced on 19 March 2020. This was relaxed from
23 April 2020. On 14 June, the government announced further easing
and the resumption of some activities. However, this was followed on
29 June with an extension of the lockdown to 13 July.50
Several measures have been taken by the government, the central bank
and financial institutions to support the domestic financial sector with
the effects of the pandemic. According to Moroccan Digital Media,51
the key interest rate fell from 3.25 percent to three percent. In addition,
the bond reserve rate went from eight percent to six percent. Other
measures include deferring tax returns and payment, reducing the central
bank’s key interest rate and lowering the reserve requirement rate to
six percent, suspending the taxation of unaffected profits, deferring
and/or renewing loan maturities due, and extending the time limit on
loans and deferred payments.52
In addition to these measures, the Algerian government has undertaken
social policies that include paid leave of at least 50 percent of institutional
and public administration staff, the payment of an allowance of
DA10 000 (US$77.4) to 2.2 million poor families, and a 30 percent
reduction in the state’s operating budget.53
In an effort to avoid increasing urbanisation, the state is also providing subsidies of
between DA700 000 (US$5418) and DA1 000 000 (US$7 740) for citizens who
wish to build or rehabilitate rural housing. In addition, between 2000 and 2017,
48 percent of the 3.1 million homes delivered by the state were for rural areas
through this programme. The remaining 52 percent were built in urban areas,
with 35 percent being public rental housing and 17 percent built for middle-income
Algerians. The National Agency for Housing Improvement and Development
proposes a rent-to-own model whereby 120 000 homes built in 2018 are
expected to be delivered. Unfortunately, delivery has been suspended due to the
pandemic.35
According to the Prime Minister’s announcement in January 2020, the Algerian
government considers the completion of outstanding projects a priority.36 To this
effect, the Minister of Housing, Urbanism and The City highlighted a portfolio still
to be realised of 974 300 units, of which 648 643 units are under construction
and 325 657 units still to be started. In addition, at the Council of Ministers in
January 2020, the President committed to a new programme to provide one
million homes for all segments in 2020-2024. Given the current programmes, the
delivery of 1 500 000 housing units is planned by 2024.
The price of a 50kg bag of cement increased from DA620 (US$5.2) to DA700
(US$5.9) in 2019.37 However, the problems of cement deficiency have called into
question the ability of local industries to meet domestic demand.
Property markets
According to Doing Business 2020,38 Algeria is ranked 157 overall in the world
with a score of 48.6. Algeria ranks 121 and 165 with a score of 65.3 and 44.3
respectively for the management of building permits and the registration of
property, reflecting the efforts made by the public authorities to ease housing
construction procedures. Ownership is the dominant form of tenure in the
country. According to the latest available information, 70 percent of households
are landlords and co-owners, 13 percent are renters, 3.2 percent are
homeowners39 of a property and 13.8 of households are housed free of charge.
The total housing stock was 8.9 million units in 2017, about half of which was
owned by the government40 with 20 percent of the national supply empty,
retained as a second home or to used again in the future for the upper class.
According to Kevin Gourmand,41 despite the stagnation of the Algerian real estate
market, the sector remains supported by public initiatives. He points out that the
lack of growth in the Algerian market is due to a change in house prices. The real
estate sector has seen a drastic decline in house prices for almost a year42
according to Noureddine Menasri, president of the National Federation of Real
Estate Agencies (FNAI). However, the market is still inaccessible to a large part of
the middle class because of their low income. Statistics from Numbeo show that
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The pandemic has paralysed the real estate sector and has led to a drastic drop
in prices.43
Policy and legislation
A 2020 supplementary law was introduced and includes the revision of the share
ownership rule known as 51/49. Important measures concern the construction
and public works sector.
The government's action plan has several objectives:
n The intensification of housing production through the mobilisation and
effective direction of financial resources;
n The finalisation of the current programme;
n The commitment of a new housing programme of one million units for the
period 2020-2024, all segments combined; and
n The delivery of 1.5 million housing units by 2024.
The types of housing offered are rent-to-own, public rental housing, participatory
type, assisted promotional, and public promotional housing. In an effort to revive
the housing sector, the president made recommendations on the tax base and
identified the need to create a housing bank. In its draft action plan, the
government provides for tax breaks for the middle class and underprivileged and
for the benefit of investment, while strengthening the fight against tax evasion as
well as financial controls. For the housing programme under construction, more
than 682 000 units were registered in 2019, including 273 500 rent-to-own units;
217 500 public housing units; 114 000 participatory type and promotional assisted;
in addition to 22 000 units of public promotional housing and 55 000 rural habitats.
A new finance law introduced by government in 2019 has allowed a restructuring
of the market allowing developers to take advantage of public land.44 At the same
time, the introduction of a law to tax unoccupied housing could help to better
regulate the market.45 The purpose of this new law will be to encourage citizens
to occupy their homes, so either the landlord rents their home or pays a tax.

3 000

Urban

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

the average monthly rent for three-bedroom apartments in urban areas is
DA38 985 (US$302). The acquisition of a three-bedroom apartment (F3),
considered to be the standard of real estate in Algeria, requires at least DA9 million
(US$69 665) in some provinces (wilayas). In large cities, such as Constantine or
certain districts of the capital, it would take at least DA17 million (US$131 590)
to acquire housing.

2 500

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

Algerians living abroad should be encouraged to become involved in real estate
programmes.48 The government's investment plan for 2015-2019 envisaged the
construction of about 1.63 million residential units, 54 percent of which were to
be built by domestic private enterprises, 39 percent by foreign entities and eight
percent by local state-owned enterprises.
Studies carried out on the construction of housing foresee the allocation of large
quotas from the first half of 2020.49 It is in this context that 160 000 housing
units are planned at the level of the various provinces (wilayas). The 2020 Finance
Act provides a budget of DA280 billion (US$2.17 million) for the implementation
of housing programmes.
In addition, given that the state remains the main owner of the land, the gradual
withdrawal from the sector could be beneficial for both investors in the sector
and for Algerian citizens in that it would make it easier for individuals and private
developers to access land.

Availability of data on housing finance
Algeria’s statistical activity is governed by the National Statistical
Information System, made up of the National Statistical Council; the
National Office of Statistics; the statistical services of local authorities
and local authorities; and public and specialised bodies, including statistical
polling institutes. They are responsible for the production, management
and co-ordination of statistical activity, as well as the standard instruments
and procedures required. The data comes from censuses, surveys, focus
groups and administrative sources.
Apart from statistics from the National Statistical Office, the Ministry of
Housing, Urbanism and the City, and the central bank, data for the
housing sector in Algeria are mostly collected from international bodies
such as the World Bank and the Oxford Business Group.
However, certain data is unavailable, such as the proportion of the typical
monthly mortgage payment on household income, the value of
microfinance loans in units of local currency, the number of mortgage
providers or microfinance institutions, and the total number of residential
properties with title. Also, a data platform on the public-private and
urban-rural distribution of housing and real estate development would
help to better track changes in the sector.

Opportunities
Algeria’s housing sector has grown rapidly in recent years, thanks in part to the
launch of major projects by the state. This trend is expected to continue with the
state project of one million dwellings over the period 2020-2024. The country
also has labour potential, with 60 percent of the population aged between 15-59.46
In addition, Algeria is the fourth richest country in Africa in GDP per capita after
Nigeria, South Africa and Egypt,47 and the incomes are higher than other countries
on the continent.
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Overview
Angola is a vast country covering an area of 1.247 million square kilometres
with a long coastline and central plateau that borders Namibia, Botswana,
Zambia and the Democratic Republic of Congo. Its total population was
estimated at 32 971 101 inhabitants in 2020,1 representing an increase of
more than two million people compared to 2018 (30.81 million). The main
cities are Luanda (the capital), Huambo, Benguela, Lobito and Lubango. The
country is renowned for its status as the second largest oil producer in Africa.
Unfortunately, since the fall in the price of oil in 2014, the Angolan
macroeconomic environment has faced serious difficulties. These were mainly
because, since the end of the war in the country, its economy has essentially
been based and structured around oil production. Therefore, the reduction
in the cost of oil led to a drop in oil revenue from 35.3 percent of gross
domestic product (GDP) to 17.5 percent of GDP in 2017 resulting in an
estimated budget deficit of 0.1 percent of GDP in 2019.2 It also caused a
drop in GDP per capita, which fell from US$5 010 in 20143 to US$980
according to the latest estimates in 2020.4 In July 2019, the kwanza
depreciated 72 percent against the US dollar. To reduce the real exchange
rate overvaluation and maintain national reserves at an adequate level, the
authorities have consolidated public spending and increased exchange rate
flexibility.5 Moreover, since March 2020, the inflation rate has been steadily
declining, from around 42 percent in 2016 to 17 percent at the end of 2019.6
The housing and public works sectors are also experiencing a slowdown.
Since the oil crisis, the National Town Planning and Housing Program (PNUL),
aimed at constructing one million housing units remains incomplete, with only
218 418 units having been delivered in 2016.7 Projects planned under the
National Development Plan have also experienced difficulties. Nevertheless,
the government has indicated its willingness to continue with plans for the
construction and rehabilitation of roads as well as public buildings. It has
indicated that, despite the severe financial restrictions and the COVID-19
pandemic, the PNUL will be continued with particular emphasis on the
provision of infrastructure and the legalisation of land for households wishing
to self-build according to a building schedule managed by themselves.8
In an attempt to reduce the dependence of the national economy on oil, a
value-added tax (VAT) was adopted, which should broaden the tax base.9
Despite this, the country’s budget balance remains in deficit with a drop from

KEY FIGURES
Main urban centres

Luanda, Huambo, Benguela,
Lobito, Lubango

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

579.40 Kwanza (AOA)
144.81 Kwanza (AOA)

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

31 825 295 | 21 061 025
3.24% | 4.25%
US$2 974
5.5%
8.2%
n/a
58.6
149 | 0.57

GDP (Current US$) [b]
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Lending interest rate [b]
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n/a
19.30%
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Number of microﬁnance providers [f]
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n/a
4
25 000
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300

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

n/a
475 000
9 101

Percentage of women who own a house alone: Total | Urban (2015) [l]
Percentage of households with basic sanitation services:
Total | Urban (2015) [l]
Percentage of households with no electricity: Total | Urban (2015) [l]
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2015) [l]
Percentage of urban population living in slums (2018) [m]

8 300 000 AOA
80m2
780 000 AOA
2 200 AOA (US$6.40)
Computer - Scanner
177
6
190 days
2.7%
7.0
n/a | n/a
42.8% | 55.5%
58.4% | 36.4%
42.1% | 40.3%
48.6%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] National Bank of Angola
[e] Federal Savings Bank of Angola
[f] Kixi Credito
[g] Urban Forum

[h]
[i]
[j]
[k]
[l]
[m]

Development Workshop Angola
IMOGESTIN SA Angola
Angolan Real Estate Professionals Association
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

0.3 percent of GDP (2019) to 0.5 percent of GDP in 2020, and projected for 0.1
percent of GDP in 2021.10
In addition, the COVID-19 pandemic has impacted negatively on the macroeconomic
environment of the country and undermined all these reforms, as well as limiting
prospects for a rapid economic recovery. At the onset of COVID-19, Brent crude oil
prices fell more than 50 percent to US$30 per barrel, drastically reducing revenues. It
should be noted that, in 2019, oil represented 96 percent of Angola’s total exports.11
Due to the uncertainty surrounding the pandemic, the sharp drop in oil prices and the
heavy dependence of the national economy on the oil sector, the projections for real
GDP for 2020 are pessimistic. They predict a contraction between -3.1 percent and
-5.3 percent,12 depending on whether or not there is an economic revitalisation postpandemic.
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Access to finance
Financial inclusion in the country still remains low compared to the average
recorded in the Southern African Development Community (SADC). The number
of bank branches per 100 000 inhabitants was 12.1, while the number of
automated teller machines (ATMs) per 100 000 inhabitants was 22.1 (2017).13
About 60 percent of households living in urban areas have at least one person
with a bank account compared to about 10 percent for households living in rural
areas.14 In 2019, only 30 percent of the adult population made deposits with
banks.15 Small and medium enterprises also register low financial inclusion.
Approximately 92 percent do not have access to finance, which equates to a
US$34 billion financing gap.16 To alleviate this problem, the National Bank of
Angola (BNA) has undertaken initiatives to improve the credibility to the banking
sector and better serve the population. These include the creation of a deposit
and guarantee fund to protect consumer deposits held by Angolan financial
institutions, and the creation of basic bank accounts. To tackle the high rate of
unbanked population, the BNA is establishing a legal framework that will allow
the creation of a mobile payment system that will offer better structured payment
services to all Angolans.17
The Angolan banking sector has a high rate of bad debts, which led to the BNA
adopting measures in 2018 aimed at increasing the minimum capital threshold of
the country’s banks, thus setting it at Kz7.5 billion(US$12 204 100) compared to
Kz2.5 billion (US$4 068 033) previously. The compliance period initially set at the
end of 2018 has been extended until June 2020.18 This reform aims to restore
the credibility of the sector by allowing more resilience in the banking system, thus
offering the prospect of credit necessary for economic growth while helping local
banks to reconnect with the most important foreign banks at international level.19
Housing finance remains an underdeveloped activity in Angola due to several
reasons, including the absence of a mortgage law. However, some banks offer
mortgage loans either to their employees or to individuals who meet their
mortgage application criteria. This is the case of the BNA, which, as part of its
social action, offers real estate loans to its workers for the purchase of a house.20
Some commercial banks also offer home loans to individuals. The Banco de
Fomento Angola (BFA) offers mortgage loans of up to 80 percent of the
property’s market value and for a maximum period of 15 years.21 Banco BIC
offers the same services for a maximum period of 30 years and financing from
90 percent to 100 percent for the purchase, construction or execution of real
estate works.22 The First Federal Savings Bank (FFSB) offers mortgages ranging
from 10 to 30 years and financing covering 75 percent to 95 percent of the
property at an annual percentage rate of up to 5.35 percent.23 For people who
cannot get mortgage loans, consumer loans are seen as an alternative. Some
owner-builders take out these loans, which are at higher rates than mortgage loans
and repayable within a shorter period. In 2019, the average consumer loan interest
rate was around 19.295 percent.24
Non-bank financial institutions (NBFIs) play an alternative financial role, thus
consolidating their important position for access to financing in general. Despite
the country’s macroeconomic challenges, NBFIs recorded growth in the total
volume of credit granted (2018), representing Kz2.07 billion (US$3 353 730)
against an interest rate that fell by 5.19 percentage points compared to the same
period in 2017.25 In December 2018, the sector had 102 active NBFIs including
68 foreign exchange houses with 121 branches, 20 microenterprises with
70 branches, 14 payment companies with 27 branches, and two credit unions with
two branches.26 The value of the microloans granted that year was approximately
Kz2.9 billion (US$4 700 000). In 2020, KixiCredito, the leader in microfinance,
recorded 25 000 microcredits in progress.27
Affordability
According to recent estimates, half of Angolans live on less than Kz1 273 (US$2)
a day. The rural poverty rate is 57 percent compared to 19 percent in urban
areas.28 In the second quarter of 2019, 54.6 percent of the population over the
age of 15 was in the labour force.29 From 2018 to 2019, around 161 997 new
jobs were created, including 80 percent in the business sector, 19.7 percent in the
administrative and political sectors and the civil service. The unemployment rate
of the population aged over 15 is estimated at 53.8 percent.30 The informal sector
is very important in the economy of the country. The rate of the population
employed informally in other sectors besides agriculture is 54.4 percent.
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COVID-19 response
Due to the COVID-19 pandemic, President Joao Lourenço declared a
state of emergency in March with measures ranging from strict ones to
relaxed ones. Mandatory quarantine measures and mandatory COVID-19
testing remain in place, as well as wearing face masks in public spaces
and on public transport.45
The BNA’s Monetary Policy Committee did not cut the central bank
interest rate. This decision reaffirms its monetary policy commitment
to control inflation.46
In May 2020, the Housing Promotion Fund (FFH) offered tenants under
economic duress the possibility of requesting an extension of 30 years
or the equivalent of 360 months for the payment of rents acquired
through its rent-to-own scheme. The Minister of Finance said that the
measure aims to allow beneficiaries to reduce their down payments to
enable them to adjust to the current social and economic conditions of
the country.47 In addition, to help rebuild the sector, the cost of plots
of land has been dropped significantly (by up to 50 percent).48
Agriculture remains the most important source of employment in Angola even
though it remains an underdeveloped sector.
The economic recession that Angola has been experiencing since 2014 has
negatively affected the real estate sector. Dollar prices for apartments and offices
in central Luanda have fallen by 30 percent since 2014, while prices in local
currency have increased significantly. Despite government efforts to promote
access to affordable housing, the cheapest house newly-built by a real estate
developer is still inaccessible to much of its population. The cost of the cheapest
newly-built house is Kz8 300 000 (US$13 447) for a three-bedroom house in a
building with no elevator; Kz10 790 000 (US$17 481) for a three-bedroom semidetached villa; and Kz11 620 000 (US$18 826) for a detached three-bedroom
villa.31 Most commercial banks offering mortgage loans require upfront down
payments of at least 15 percent. The purchase of the cheapest three-bedroom
detached villa would therefore imply a personal contribution of Kz1 74 000
(US$2 823). For a household earning an average of Kz64 362 (US$104) and
saving half of that income, it would take around 55 months to be able to pay the
down payment.
As an alternative, the state has created the Housing Promotion Fund (FFH) to
promote access to housing in a more affordable way. Under PNUL, a rentalpurchase house costs Kz12 million (for cash purchase) or Kz38 000 (US$61.57)
for rental. Of these homes, only two percent were purchased directly and
26 percent were rented. The remainder was acquired through hire purchase.
However, the absence of subsidies on basic services and products further reduces
the ability of some households to pay rents.
Housing supply
The FFH, which is responsible for the majority of state-built housing (70 percent)
under the PNUL, estimates that the backlog of housing construction is more than
1.7 million in the country and that around a third of the population does not have
adequate housing. To compensate for this deficit, the government has opened up
the national housing market to Chinese, Israeli and Portuguese developers for the
production of large-scale housing or centralesidades. The construction of 122 000
social housing units is also envisaged under the PNUL for the period 2018-2022.
Almost two-thirds of these homes will be managed by the real estate company
IMOGESTIN SA.32
Self-build combined with household savings and informal sector inputs remains
one of the most widespread methods of accessing housing in the country. Over
the past decade, the number of homes built by households themselves is estimated
at around 30 000 a year.
Private real estate developers and private real estate agencies face difficulties in
accessing credit as well as declining demand, which reduces their involvement in
the provision of housing. One of the major difficulties is that “projects built four
years ago have been built at a cost per square meter higher than what potential
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Property markets
Since the economic crisis of 2014, the Angolan real estate market has suffered
significant losses, including 90 percent of investments between 2014 and 2016.
The sector is recording a drop in income due to the drastic reduction in rents,
particularly in the residential segment with rates between three and five percent.
More and more companies have withdrawn from the market and most of the
apartments available are not suited to the purchasing power of locals as they were
originally built for expatriates. This has resulted in a decline in demand for housing,
both for rent and for purchase. Prices have therefore dropped by 24 percent of
the sale value compared to the values recorded in early 2016. In addition, the
residential market has seen a decrease in the construction of new housing with
an increase in the availability of the stock of old and semi-old housing in the largest
cities.37
Cleber Corrêa, general secretary of the Association of Property Developers
(APIMA), said in 2019 that housing demand had fallen by 80 percent.38 This is
due to the decline in household purchasing power, the change in the exchange
rate of the local currency, which went from a fixed rate to a variable rate in January
2018, and the low participation of commercial banks in granting credit. According
to him, “the real estate sector is often the first affected in the event of high inflation
as this situation forces banks to increase their fees, thus depriving customers of
access to credit”.39
The downturn in the sector is also due to excessive bureaucracy, the delay in
obtaining land rights, and a lack of proactive housing policies allowing the autonomy
of entrepreneurs, and the inactivity of the National Institute for Housing. The
president of APIMA indicated that the 2020 COVID-19 pandemic, and the rules
of social distancing that followed, have also reduced the effectiveness of real estate
developers because housing requires essential social contact.40 Also, most of the
land is not accessible to municipal governments but to third parties. This increases
speculation on the cost of viable land for real estate projects.41
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buyers can afford today”.33 The national real estate market is therefore heavily
dependent on state investment. IMOGESTIN SA remains one of the few private
sector players involved in constructing housing, despite the economic crisis in the
country. The company’s Zango 0 and Zango 5 projects are located in the
municipalities of Viana and the city of Luanda. Zango 0 plans to build 2 464
housing units.34 Zango 5 plans to build 7 964 villas and apartments, 40 percent
of which are reserved for public service workers, 30 percent for large public and
private companies and 30 percent for individuals.35 The Zango 5 project provides
for monthly payment terms of up to 40 percent of household income. In January
2020, company officials claimed to have sold 2 390 or about 30 percent of the
project against 115 000 applicants.36
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and the cost is 2.8 percent of its value. The country does not yet have electronic
technology for its cadastre or for its standardised system of land identification
numbers.
Policy and legislation
The state is planning improvements for the full implementation of its PNUL and
is involved in the regulation of the real estate sector. A new law concerning the
rental residential market has been approved and this will bring important changes.
For example, it forces landlords to set their rent in local currency, thus creating a
mechanism to regulate inflation in this segment.
On 1 October 2019, VAT was introduced on certain real estate transactions
(transactions subject to property transfer tax (SISA) and the residential lease are
exempt, for example).42 According to the Minister of Finance, Vera Daves, this
will be one of the sources of financing of future municipal administrations as well
as part of the response by government to adjust to the economic and social
realities of the country.43 The tax on real estate property known as Law No. 20/20
of July 9, 2020 repeals the provisions of the Code on the Tax on Urban Property,
which concerned only urban properties. The new property tax therefore
becomes applicable to all real estate assets without distinction. The new law, which
will come into force 30 days after its official publication, contains various measures,
including:44
n The property tax, which is levied on real estate or on income from urban
and rural property and building land, as well as on the transfer of real estate
(as a gift or against payment);
n The taxation of leased properties may not be lower than that which would
result from the taxation on the registered value of non-let properties;
n Taxable income from rural properties corresponds to a recorded value of
Kz10 397 (US$16.86) per hectare;
n The rate of the property tax on urban properties which are not let is 0.1
percent in the case when the registered value is less than Kz5 000 000
(US$8 117.97; the respective amount is Kz5 000 (US$8.12) in the event that
the recorded value varies from Kz5 000 001 (US$8 117.97) to Kz6 000 000
(US$9 741.56); it is 0.5 percent if the recorded value exceeds Kz6 000 000
(US$9 741.56) on the excess of Kz5 000 000 (US$8 117.97);
n The property tax rate applicable to a rented property is maintained at
25 percent of taxable income (60 percent of the value of the rents);
n The rate of the property tax levied on the transfer of properties is two
percent; and
n Buildings and building plots which are not actually used are subject to
increased taxation, under certain conditions.

According to figures from the World Bank Doing Business 2019 report, Angola is
one of the most difficult countries in the property registration category, occupying
170th place out of 190. It takes an average of 190 days to register a piece of land
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Opportunities
The new employment programmes created by the government have made it
possible to reduce the unemployment rate and thus allow thousands of Angolans
to play an active role in the development of the national economy. These new
workers broaden the base of housing seekers, thus constituting a reasonable
source to encourage the creation of housing finance products for young applicants
and new workers.

Availability of data on housing finance
The National Institute of Statistics (INE) is the official source of
information that collects data on housing; demography and society;
macroeconomics (economy, finance and international trade);
employment; household consumption; the service industry; and
agriculture, forestry and fishing. In 2020, it published reports on the
poverty index; the national consumer price index; and a report on startups in 17 provinces of the country.

Also, the introduction of the new real estate property tax, applicable to all real
estate assets, provides a medium- and long-term solution for the government to
finance affordable housing projects and the strengthen its pro-housing policy at
the level of its various municipalities. In addition, unfinished housing presents a
market opportunity for housing improvement loans in the form of microloans.
Housing structures can be purchased at discounted values from banks and financial
institutions that may have repossessed properties from bankrupt real estate
developers. Microfinance institutions with their growing impact in the local
economy could explore innovative financial arrangements that would contribute
to the gradual improvement of housing.

BNA provides information on the banking sector and non-bank financial
institutions in the country. Its last annual report on the sector dates
back to 2018.
The official information produced by BNA and INE is all in Portuguese.
Statistics on housing finance are difficult to find or almost non-existent.
Private real estate companies such as IMOGESTIN SA have not
published any recent information for 2018/19/20.

Websites
National Bank of Angola https://www.bna.ao
National Institute for Statistics https://www.ine.gov.ao/
African Development Bank Group https://www.afdb.org/
ZENKI Real Estate https://zenkirealestate.com/
Âgencia Angola Press http://www.angop.ao
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Benin
Koffi Alogninou Assogbavi

Overview
Benin is a country in West Africa that covers an area of 114 763 km.1 The
country is located between Togo, Niger and Nigeria. In 2019, the total
population of Benin was estimated at 11 801 151 and the population growth
rate was estimated at 2.72 percent.2 Demographic projections in Benin,
mainly in urban areas around Cotonou, Porto Novo or Abomey Calavi show
rapid urbanization. According to official figures, Benin will have 12 million
inhabitants in 2022, 55 percent of whom will be located in the large urban
areas.3 However, housing supply does not follow this dynamic. Over the
past 10 years, between 2010 and 2020, the housing demand has been
estimated at 320 000 units, while the public offering has produced only 2 000
units for the same period.
Like many African countries, the country's regional capitals are developing
through an anarchic and extensive occupation of land on the periphery. This
form of extension poses challenges in terms of access to water, electricity,
and other basic social services such as hospitals, schools, etc. This situation
has a negative impact on the quality of life of the inhabitants and the viability
of housing, particularly in Cotonou and its periphery which is located in a
marshy area. Despite this situation, the urbanization rate was estimated at
47.86 percent in 2019 with an annual growth of 3.87 percent.4
In 2019, the growth rate of gross domestic product (GDP) was 6.87 percent.5
The Beninese economy is suffering from the negative impacts of the closure
since August 2019 of the land borders by Nigeria. Indeed, trade with this
country represents nearly 20 percent of Benin's GDP. For 2020, with the
aftermath of the crisis linked to the global COVID-19 pandemic, forecasts
expect economic growth to contract to 2.7 percent.
Access to finance
According to a 2018 Central Bank of West African States (BCEAO) report,
Benin has an extended banking rate (TBE) of 68.7 percent just behind Togo
with 85.4 percent which ranks first in the West African Economic Monetary
Union (UEMOA) ranking.6 This rate takes into account the share of the adult
population that has access to banking services (having a bank account), postal
services, national savings banks and the Treasury, and also those who have
access to microfinance services. As of 31 December 2019, decentralized
finance had 112 players7 in Benin, whose legal configuration distinguishes three
categories namely companies, mutuals and associations.

KEY FIGURES
Main urban centres

Cotonou, Porto-Novo,
Abomey-Calavi,
Seme-Kpodji, Parakou

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

584.30 CFA Franc (XOF)
240.73 CFA Franc (XOF)

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

11 801 151 | 5 648 149
2.72% | 3.87%
US$1 219
36.6%
2.5%
9.4%
47.8
163 | 0.52

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate (2019) [b]
Yield on 10-year government bonds
Lending interest rate (2017) [b]

US$14 391 million
6.87%
2.00%
n/a
5.10%

Number of mortgages outstanding (2018) [f]
Value of residential mortgages (Current US$)
Typical mortgage rate | Term | Deposit (2019) [d]
Ratio of mortgages to GDP
Number of mortgage providers
Number of microﬁnance loans outstanding
Value of microﬁnance loans in local currency units [e]
Number of microﬁnance providers [f]

539
n/a
9% | 10 years | 10%
n/a
n/a
n/a
139 323 000 000 XOF
112

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

n/a
47 000
n/a

Percentage of women who own a house alone: Total | Urban (2017) [l]
Percentage of households with basic sanitation services:
Total | Urban (2017) [l]
Percentage of households with no electricity: Total | Urban (2017) [l]
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2017) [l]
Percentage of urban population living in slums (2018) [m]

3.2% | 2.5%

20 000 000 XOF
n/a
150 000 XOF
3 350 XOF (US$5.73)
Paper
149
4
120 days
3.4%
9

13.3% | 22.4%
64.4% | 44.5%
36.6% | 35.0%
58.8%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Bank of Africa Benin
[e] The Central Bank of West African States (BCEAO)
[f] Ministry of Economy and Finance

[g]
[h]
[i]
[j]
[k]
[l]
[m]

National Agency of the Domain and the Land
Expat.com
BENIN-IMMO
CIMBENIN Cement Plant
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

In the second quarter of 2020, Benin had 3 207 311 clients in the microfinance sector
for a healthy loan portfolio of FCFA 407 606 394 (US$697 597). The number of
service points during this period amounted to 695 points throughout the country.8
At the end of May 2020, the Beninese banking landscape had 14 banking establishments
made up of 12 subsidiaries, two branches and a financial institution of a banking nature.9
Digital finance is constantly developing with mobile payment and digital banking. This
new trend in finance opens up other alternatives to traditional finance by using new
technologies. Two operators share the mobile payment market in the country: MOOV
Benin through its MOOV Money service and MTN with its MTN MONEY service.
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According to the 2019 annual report10 of the Electronic Communications and
Post Regulatory Authority (ARCEP), the network of mobile money distributors
experienced a 60.4 percent increase in 2019 and is a real income-generating
activity and jobs for the populations.11 It is an important means of financial
inclusion for disadvantaged populations in both urban and rural areas.
The housing finance system in Benin remains dominated by formal banking
institutions with the majority of banks offering home loans. The duration of the
loans varies from 20 to 25 years depending on the bank. The interest rate also
varies depending on the bank and the length of the loan. In the case of the new
Inter-African Bank Insurance Company (NSIA BANQUE), the rate applied is 7.9
percent excluding taxes for a maximum term of 20 years. For the Bank of Africa
(BOA), the loan term can be up to 25 years. The BOA, in partnership with other
shareholders, was behind the creation in 2004 of the Housing Bank of Benin (BHB)
which did not have the expected success despite the FCFA 5 billion
(US$ 8 557 247) in capital invested into it in 2016. BHB was finally absorbed by
the BOA Group in 2018. Real estate products offered by banks are intended only
for people with regular income or employment which leaves a good number of
Beninese outside the formal housing financing system. In order to circumvent the
eligibility criteria, many consumer loans with terms of up to six years taken out
with banks, go towards real estate projects.
Affordability
A large majority of the population, mainly located in the large urban areas, do not
have access to decent housing. One of the components of the 2016-2021
Government Action Plan (PAG) includes the construction of 20 000 social housing
units12 by 2021 to try to reduce the housing deficit. This programme consists of
F4-type housing in 14 towns, including 12 960 individual housing units and 7 040
collective housing units.13
The sources of financing for housing, in particular mortgage loans, remain accessible
only to a tiny part of the population. In these cases, the share of income that can
cover home loans can go up to 45 percent with some banks like BOA BENIN for
example. For households who cannot afford mortgage loans, self-construction
provides an alternative for those households that have the financial means to build
their own homes on an incremental basis. Others access rental housing at high
costs and not always decent quality.
The peri-urban area of Cotonou, which is undergoing the strongest development,
is characterized by great land pressure on available housing and an anarchic
development of peripheral areas.
As part of the action against the COVID-19 pandemic, the Beninese government
has taken social measures to relieve households through cash donations for the
most disadvantaged populations which took place after carrying out a census of
the people in dire need.
Housing supply
With less than a year from the end of the first term of current President Patrice
Talon, who came to power in 2016, the PAG is already taking stock. This ambitious
program included the improvement of the living conditions of the population with
the construction of 20 000 social housing for an amount of FCFA 347 billion
(approximately US$600 million). The project got off the ground with the allocation
of 3 035 housing units to the Spanish company Pablo and Natalia Holding Group
(PNHG). The first housing units are scheduled to be delivered in 2021. The total
duration of the project was 18 months, but this completion date will likely be
impacted by the pandemic. Other calls for tenders are underway for the allocation
of other lots within the framework of this social housing project.
Efforts are also underway to improve access to basic social services such as water
and electricity. In 2019, the State signed a contract with the Canadian company
Monitora Hydro International Ltd to manage the Beninese Electric Power
Company (SBEE). This form of governance seeks to improve the services offered
to the entire population with a view to improving the living environment. Access
to drinking water, especially in rural areas, is improving. Thanks to the actions
contained in the PAG, nearly 70 percent of the population already have access to
improved drinking water sources, especially in rural areas.14
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COVID-19 response
Benin has been impacted by the socioeconomic consequences linked
to the global COVID-19 pandemic. General confinement has not been
imposed in view of the economic situation of the population.
The Central Bank of West African States (BCEAO) has taken measures
to contain the adverse impacts of the pandemic, with the establishment
through the banking system, of an adapted framework to support
companies that are experiencing difficulties in repaying the loans are
experiencing difficulties in repaying the loans granted to them. The
BCEAO called on the banks to grant the appropriate extensions of
deadlines, in particular to small and medium-sized enterprises (SMEs)
and industries (SMIs). The central bank has also initiated negotiations
with companies issuing electronic money to reduce transaction costs
and encouraged populations to make greater use of digital means of
payment in order to limit contacts and travel. From April 2020, the
BCEAO lowered its key rate to 2.50 percent.22
To cope with the consequences of COVID-19, the Beninese authorities
announced a series of social measures through a FCFA 74.12 billion
(US$126 647 270) funded program.23 This programme includes a
subsidy of FCFA 5.7 billion (US$9 760 273) applied to water and
electricity tariffs for the entire population. Another component of this
programme concerns support for the informal sector with a financing
of FCFA 4.9 billion (US$8 386 103) intended for more than 55 000
people through a vast identification plan for small artisans and other
stakeholders in the informal sector. The private sector will receive a
support estimated at FCFA 63.38 billion (US$108 471 675) intended
to cover salaries, commercial rents or to ensure the reimbursement of
VAT.

In parallel with this programme, households are by far the main developers of
housing to cover their growing needs in urban areas. These dwellings are often
intended for rental. These are mostly villas, or apartments in buildings flats for
middle and upper income households. According to figures released by the
National Institute of Statistics and Economic Analysis (INSAE), the proportion of
brick dwellings is 61 percent while 24.6 percent is earthen15 in the Cotonou
region. Progress is needed to provide decent housing for all.
The government of Benin is involved in the housing supply segment through the
Société Immobilière et d'Aménagement Urbain (SIMAU). This institution aims to
develop the housing and urban development sector in Benin.16 This company is
owned by the State, the West African Development Bank (BOAD), insurance
companies and banks. The French real estate group Duval is also a partner to
provide technical expertise.
The government is also seeking to promote the production by the private sector
of affordable housing through a social housing real estate development program.17
In addition, as part of the mitigation of the adverse impacts of COVID-19 on
households, the Beninese government has released FCFA 74 billion (US$126
million) to support households, businesses, employees and craftsmen. A large part
of this amount is, nevertheless, dedicated to companies. Seventy percent of gross
wages paid by employers, between April and June 2020, will be reimbursed by the
State. However, it is difficult to directly assess the impact of these measures on
the housing and construction sector.
Property markets
The real estate market remains poorly structured in Benin despite the strong
demand for housing resulting from the rapid urbanization of large cities and the
increasing demographic and economic growth that the country has experienced
in recent years. The sale of bare land constitutes the major part of transactions
on the market despite the great insecurity of land that persists. Recent
improvements made by the government aim to improve the situation. Among
them, we can cite the setting up in April 2020 of a digital platform "E notary" which
makes it possible to register a land transfer online and to obtain a new land title
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Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
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in 72 hours. The online cadastre platform18 provides access to a number of
services, including the possibility of verifying ownership of a plot or extracting the
cadastral plan of a plot. This platform makes it possible to obtain mortgage
statements of buildings, transfer properties online, submit grievances and
complaints related to a piece of land and assess the possibility of undertaking a
transfer of ownership.The digital cadastre of the main cities of Cotonou and Porto
Novo are part of this online registration system.
Since 2018, nearly 47 000 land title files have been digitized, which corresponds
to approximately 18 percent of the territory. According to the 'Doing Business
2020' report on Benin, the time limit for registering a property is 120 days at an
estimated cost of 3.4 percent of the property's value.19
As part of improving the business climate, the dynamics of reforms currently
underway in Benin also affect land. Reforms have also been carried out by the
Agence Nationale du Domaine et du Foncier (ANDF) to secure transactions. The
reduction in property transaction fees and the establishment of the Land
Compensation Fund are effective. The effectiveness of the Land Compensation
Fund is a major step forward in the management of land-related complaints in
Benin.
The rental segment is dominated by transactions carried out mostly by informal
real estate agents. In Cotonou, in the "Haie Vive" district, one of the residential
areas, the monthly rent for a 3-bedroom villa is FCFA 500 000 (US$856) minimum.
The rental market is governed by Law No. 2018-12 of July 2, 201820 on the legal
regime of the lease for domestic residential use in Benin and which sets the
authorized thresholds for monthly and annual rents, deposits to be paid and sets
the fees paid to real estate agents. This law sets a number of rules and defines the
conditions for exercising the profession of real estate agents. To date, there are
no exact statistics on the number of real estate agents operating in the Beninese
market. However, they are organized within the Association des Agents
Immobiliers du Bénin (ANAIB).
Policy and legislation
n Decree No. 99-313 of 22 June, 1999 organized the performance of the real
estate sector.
n In 2005, the housing policy of Benin defined the framework of the housing
policy and the financing of housing.

250

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

In terms of financial legislation, a uniform law regulating the Credit Reference
Bureau improves information on credits and more generally the business
environment in Benin and in the other WAMU countries.
Opportunities
A housing program aimed at building 20 000 low-cost housing units in five years
(2016-2021) was launched by the State. Its first phase concerns the servicing of
land and the construction of 12 049 housing units, including 10 849 in Ouèdo,
250 in Porto-Novo and 500 in Parakou. The second phase will consist of the
construction of the remaining housing units distributed in the 11 other cities of
the country.21 This project represents a real opportunity for local and
international investors to invest in a viable project that has state support. The
government seems to have learned from the failure of previous social housing
projects. The current project is in the form of a public-private partnership.
The development of a middle class in the country, the growth of the population
in urban areas, the lack of quality housing remain interesting indicators which show
that the housing market in Benin remains attractive. Recent improvements to the
land sector through the ANDF are helping to better secure transactions.

Availability of data on housing finance
The availability of data on the housing market in Benin remains a major
difficulty. There are no regular studies on housing needs or rental
availability. The real estate market remains largely informal which makes
it impossible to have up-to-date and reliable information on the sector
despite its dynamism.
INSAE remains the main and reliable source of information on
demographic and economic data.
The official website of the government of Benin provides information
on the measures taken to fight COVID-19.
ARCEP's annual report is detailed and provides an understanding of the
dynamics of the evolution of digital payments in Benin and its impact on
the lives of populations.

n In 2007, Law 2007-03 January organized rural land tenure.
n Decree No. 2009-693 of 31 December, 2009 approved the framework-letter
for land reform in Benin.
n Decree No. 2010-329 of 19 July, 2010 approved the declaration of land policy
in Benin.
n Law 2013-01 of 13 August, 2013 represents the current land code of Benin,
the first of its kind in Benin which organizes land ownership rights.
n In 2015, Decree No. 2015-010 created the National Land and Estate Agency,
which develops and manages the land register of Benin.
n Law No. 2018-12 of 2 July, 2018 governs the rental market.
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Websites
Government of the Republic of Benin https://www.gouv.bj/
Ministry of Economy and Finance https://finances.bj/
Ministry of Living Environment and Sustainable Development
https://www.cadredevie.bj/
National Estate and Land Agency https://www.andf.bj/
National Estate and Land Agency / E-Notary Platform
https://www.enotaire.andf.bj/
National Agency for the Supervision of Decentralized Financial Systems
https://www.anssfd.org/
Benin Government Action Program Revealed http://revealingbenin.com/
Real Estate and Urban Development Company https://simaubenin.com/
Cadastre of Benin https://cadastre.bj/
Online building permit application https://permisdeconstruire.gouv.bj/
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Botswana
Prof Aloysius Clemence Mosha and Loyd Sungirirai

Overview
Botswana is a nation with many success stories: a stable economy, peaceful
politics, low corruption, and respect for human and animal rights. Botswana’s
score in the Index of Economic Freedom is 69.6, making its economy the
40 freest in the 2020 index.1 Botswana has one of the world’s fastest-growing
economies, averaging five percent per annum over the past decade. Botswana
is classified as an upper-middle income country with gross national income
(GNI) per capita of P9 283 (US$7 660) in 2019, a 3.4 percent increase from
2018. Botswana’s gross domestic product (GDP) per capita levels are high
by Sub-Saharan Africa standards, at an estimated P93 831 (US$7 961) in
2019.2
With a population estimated at 2 359 065 in 2020,3 the population density
is four people per square kilometre. The current rate of urbanisation is
reported at 72.3 percent and is expected to reach 84 percent by 2050.
According to the official data from the World Bank, the GDP in Botswana
was worth US$18 341 billion in 2019. GDP growth in 2020 is expected to
be much lower than the earlier projection of 4.4 percent, with the budget
deficit set to reach 5.9 percent of GDP, according to the May 2020 report
of the Bank of Botswana (BOB). The population growth rate of Botswana is
projected to increase at a rate of 7.8 percent annually between 2011 and
2026, with cities and towns at 2.4 percent and rural villages at 0.5 percent.
The trend towards urbanisation is generally caused by the need for
employment and access to services, prompting the reclassification of
settlements. In many instances, urbanisation has outpaced the rate of housing
provision in urban zones, which has exerted enormous pressure on land.
Increased population pressure has created many urban informal settlements
as well as an increase of conflict between Land Boards and the land
occupiers.4
The construction sector contributed 6.7 percent of GDP in 2019 showing a
three percent growth from 2017.5 Over the long term, the housing market
has been boosted by a relatively stable and low inflation rate, which has
propelled the market to develop more properties to increase the yield value.6
When interest rates are low, the demand and purchase of homes is
heightened. If the supply of homes remains constant and the demand
increases, then the prices of homes will increase. However, during the
COVID-19 lockdown period in April 2020, the annual inflation rate reached
2.5 percent compared to 2.2 percent in 2019, being the highest inflation rate

KEY FIGURES
Main urban centres

Gaborone, Francistown,
Lobatse, Sowa Town,
Selebi, Phikwe

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

11.79 Botswana Pula (BWP)
5.10 Botswana Pula (BWP)

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

2 303 697 | 1 616 550
2.18% | 3.21%
US$7 961
16.3%
18.1%
5.2%
61.0
94 | 0.73

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate (2019) [b]
Yield on 10-year government bonds
Lending interest rate (2017) [b]

US$18 341 million
2.97%
2.77%
n/a
6.40%

Number of mortgages outstanding (2018)
Value of residential mortgages (Current US$) [d]
Typical mortgage rate [d] | Term [e] | Deposit [e]
Ratio of mortgages to GDP [d]
Number of mortgage providers
Number of microﬁnance loans outstanding
Value of microﬁnance loans in local currency units [f]
Number of microﬁnance providers [f]

17 500
US$846.31 million
11% | 10 years | 10%
7.10%
13
n/a
403 560 000 BWP
12

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

n/a
890 000
1500

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

385 000 BWP
45m2
2 100 BWP
56 BWP (US$4.75)
Paper
87
4
27 days
5.1%
10.5
n/a | n/a
n/a | n/a
n/a | n/a
n/a | n/a
58.8%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Bank of Botswana
[e] First National Bank Botswana
[f] Non Bank Financial Regulatory Authority
[g] Deeds Registry Botswana

[h]
[i]
[j]
[k]
[l]
[m]

Botswana Housing Corporation
RIC Development Botswana
Jamal Trading Company
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

since September 2019, mainly pushed up by prices of housing and utilities. The latter
prices increased to 6.1 percent during early 2020, compared to 1.5 percent in March
2019, mainly due to a 22 percent hike in electricity tariffs from April 2020.
The BOB reduced its benchmark interest rate by 50 basis points to 4.25 percent in
April 2020 as part of several measures to mitigate the economic impact of the
COVID-19 outbreak. The interest rate was already at record lows due to benign
inflation levels and modest domestic demand.
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Access to finance
The necessary conditions for the development of an efficient housing market exist
in Botswana. These include adequate housing finance; a stable macroeconomic
environment; an adequate legal framework; a functional property market;
mortgage market infrastructure; and various funding mechanisms.7
The financial sector can generally be divided into three categories: the banking
sector (which generally tends to be regulated by the Bank of Botswana), statutory
banks regulated by the Ministry of Finance, and the non-bank financial sector, which
is regulated by the Non-Bank Financial Institutions Regulatory Authority.
The country has 10 commercial banks that are all foreign-owned, namely Standard
Chartered Bank of Botswana; Absa Botswana (a member of the Absa group); First
National Bank of Botswana; Stanbic Bank; Bank Gaborone; BancABC; First Capital
Bank Limited; Bank of India; State Bank of India and Bank Baroda. Four of these
banks are listed on the Botswana Stock Exchange.
There are also several quasi-government owned financial institutions, including the
Botswana Building Society (BBS), Botswana Development Corporation, Botswana
Savings Bank, National Development Bank (NDB), and the Citizen Entrepreneurial
Development Agency (CEDA).
Banks have played a key role in extending mortgage lending, with loan-to-value
(LTV) ratios of between 90 percent and 100 percent for commercial banks and
up to 100 percent for quasi-government organisations. The continued availability
of bank funding and an increase in customer deposits has improved the market
liquidity of banks. Moreover, various banks compete with each other on their LTV
ratios, sometimes offering more than 100 percent mortgages to reduce the
deposit required from borrowers. Some commercial banks have been offering
up to 85 percent for equity and refinance of home loans and mortgages. Banking
strategy is made even more competitive by increasing the maximum loan sizes, as
well as restricting high-risk lending terms regarding LTVs and interest-only loans.
These lending practices aim to ensure that new borrowers will have less risky
loans. However, highly indebted households remain the most vulnerable in the
current economic climate, as they are more likely to fall behind on their
repayments in the event of an economic shock.8
Banks have, however, committed to reschedule loans and offer payment holidays
for affected individuals and companies due to the COVID-19 lockdown. It is
estimated that the non-performing loans of most banks will reach five percent,
including those debtors that are most at risk, particularly as the payment holiday
comes to an end.
In general, mortgage uptake has been slow in Botswana. This can be attributed to
low incomes and high property prices, with the average mortgage loan size
increasing to P950 000 (US$80 601) in 2019 from P830 000 (US$70 420) in
2018. Initially, mortgage lending was expected to rise following the amendment
of the Deeds Registry Act and Tribal Land Act in 2017 to facilitate the acquisition
of title deeds countrywide. Mortgages are available for up to 25 years, or up to
the age of 60 years, and are typically provided at an interest rate of prime plus six
percent. The prime rate is currently 5.75 percent. The BOB Monetary Policy
Report 2020 indicates that there has been a 0.4 percent drop in the uptake of
home loans since 2019.9 Currently, there are an estimated 16 500 mortgages
from banks in Botswana, with an average size of approximately P800 000
(US$67 875), plus another 7 000 mortgages from BBS, CEDA and NDB.
Pension funds play a vital role in the financial system. The pension fund sector has
an asset base estimated at 50 percent of the country’s GDP, mostly invested in
offshore funds, with no third-party loans or housing loans to its members. Informal
savings and lending clubs also play a vital role in informing finances.
Botswana has 315 registered cooperatives with over 200 000 members. Out of
these, 83 are Financial Cooperatives and Savings and Credit Cooperative Societies,
with both types registered under the Cooperative Societies Act No. 5 of 1989.
These entities pool savings to create a source of funds for lending among members
with between 17 percent and 24 percent interest.10 A key aspect of these finance
instruments is that they are designed for short-term projects and are thus not
ideal for housing finance because of their relatively high interest rates and limited
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COVID-19 response
n
During the first week of March 2020, the government of
Botswana provided free testing at various country border posts,
and handwashing and sanitising was enforced at all public schools
prior to lockdown. The Emergency Powers Act No. 61 of 2020
with regulations on COVID-19 was tabled soon after the start
of lockdown on 21 March 2020.
n

The Minister of Finance and Economic Development announced
a plan for tax relief as part of broader measures to mitigate the
impact of the COVID-19 pandemic, on 31 March 2020. This
included a tax deferral of 75 percent of any two self-assessment
tax quarterly payments due between March and September
2020, with payment to begin only in March 2021.

n

A wage subsidy was introduced for companies affected by
COVID-19 for salaries between P1 000 (US$87) and P2 500
(US$218). The government also proposed a loan guarantee
scheme, as well as moratoriums on loan repayments.

repayment periods. These loans tend to be more expensive, and are not adequate
for construction or the purchase of good-quality housing. However, they do play
a role in incremental construction of housing and housing assets, such as fencing
and home improvements.
Affordability
The unemployment rate in Botswana was 22.2 percent in December 2019, up
from 20.7 percent in September 2019. Average cash earnings in the labour force
dropped to P4 818 (US$409) from P4 989 (US$423) over the same period.11
Of those employed in 2019, the average household disposable income for urban
areas was P9 630 (US$817), P5 731 (US$486) for urban villages, and P3 251
(US$2 750) for rural areas.12 These figures include expenses such as housing,
transport, and groceries.
However, salaries differ drastically between different jobs. The median salary is
P11 364 (US$1 040) a month, and the Botswana Multi-Topic Household Survey
for 2015/2016 estimated household consumption and expenditure at P3 927
(US$359).13 Moreover, it was shown that the average household expenditure on
housing increases with urbanisation. Given that the debt-coverage ratio on housing
is 40 percent with most lenders, urban households can afford a housing expense
of P3 852 (US$352) a month, while those in urban villages (semi-rural areas) can
afford up to P2 229 (US$209). The average house price in urban areas is P650 000
(US$55 149), and P450 000 (US$38 180) in urban villages. Generally, financial
institutions do not approve mortgages below these amounts as lenders may not
have adequate security on a property purchased below these prices. An average
54m2 housing unit on a 400m2 plot sells for around P550 000 (US$46 664) from
the Botswana Housing Corporation (BHC), with a minimum monthly payment of
P4 500 (US$382). At 30 percent affordability level, a household must earn a
monthly income of more than P14 000 (US$1 188) to afford such a house.
Affordability has been eroded by the economic slowdown, rising unemployment,
lower salaries, and rising local costs of imported materials that make up a
considerable portion of the final sales price of residential units.
Of particular interest is the government initiative that finances younger lenders
through the Youth Housing and Instalment Purchase scheme, which provides firsttime homebuyers the opportunity to purchase high-density and multi-residential
units. This is particularly aimed at those earning between P3 000 (US$292) and
P7 000 (US$683). The key question is whether many of these individuals are
creditworthy, as housing purchase is often a heavy debt route for the majority of
young people who earn below P3 000 (US$260).14
Other programmes include the following:
n Innovative property acquisition methods such as Instalment Purchase
Schemes/Agreements, which have been sought by developers such as the
BHC as an affordable housing strategy. Others, including the Public Officers
Housing Initiative (POHI) and Youth Housing, have provided Batswana with
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n The Government Employee Motor Vehicle Advance Scheme is a state scheme
that provides up to 80 percent bank loans for government employees, with
remaining 20 percent provided by a financial institution.
n The Self Help Housing Agency (SHHA) is a government-financed scheme
providing loans for low income housing. This is available for citizens of
Botswana earning between P4 400 (US$403) and P36 400 (US$334) per
annum. The maximum loan entitlement is P60 000 (US$5 100). The
repayment period for the scheme is 20 years at zero interest.
n The SHHA Turnkey programme involves the design and construction of basic
houses for eligible low income households. On occupation, the beneficiaries
pay the cost of the built houses for 20 years at P375 (US$34) a month at
zero percent. The turnkey loan amount for units is P90 000 (US$8 240).
In Botswana, high land prices have generally exacerbated affordability problems,
pushing many households into the rental market. Urban serviced land is priced
at an average of P1 320 (US$121) a square metre. Serviced rural village land
within a 40 to 60 kilometre range of Gaborone is priced at P230 (US$21),
compared to serviced land in regular urban villages at P260 (US$24) a square
metre.15 This means that the smallest plot of 300m2 in Gaborone is high – almost
P396 000 (US$36 275), which is affordable only for people earning P10 000
(US$916) and above. The repayment period for this loan would be over 20 years.
In response to COVID-19, the government proposed a payment holiday on home
loans, during which it provided guarantees and assistance to banks. Individual banks
have since announced their own policies during lockdown, but most do offer
monthly payment moratoriums to clients.16
Housing supply
There are many key actors in the formal housing process in Botswana. The BHC
is a public enterprise that concentrates its efforts on main urban centres such as
Gaborone, Francistown, Palapye, Mahalapye, Selebi-Phikwe, Lobatse and Jwaneng,
where demand is greatest. The 2000 National Policy on Housing shifted some of
the control of housing from state to private hands. Part of this policy includes the
Poverty Alleviation and Housing Programme, whereby those who cannot afford
to purchase a home can learn the skills necessary to build on their own. This selfhelp policy is particularly helpful for rural residents. This policy also allows the
supply of sub-serviced land to private sector developers in urban areas.
For the period 2009 to 2018, about 2 991 privately-built new houses were
developed in Gaborone according to Gaborone City Council records, despite
receiving over 6 200 building plans.17 In 2011 the government targeted the
construction of 20 000 low income houses by 2023 through the BHC.18 Since
its establishment in 1970, BHC has so far delivered almost 25 400 houses. At least
14 422 houses have been sold to Batswana while the remaining 10 662 are rented
out.19 However, rapid urbanisation means the provision of affordable housing in
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Urban

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

more affordable alternatives. The POHI depends on BHC-built housing units
in different parts of the country at a capped cost of just under P153 000
(US$12 981). In most cases these houses are bought by citizens and rented
out to the government to house civil servants.
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Source: https://www.cgidd.com/ (2020)

urban centres is generally inadequate.20 In contrast, private property developers
have shown that they are profit motivated and their housing prices target upper
middle and high income households. A two-bedroom unit of 45m2 sells for around
P600 000 (US$52 200).21
The role that private property developers play in providing housing is worth
noting, as it reduces pressure on state housing provision in Botswana. There are
more than 685 property development companies in Botswana and just over 50
are registered with the Registrar of Companies. Freehold land available around
urban zones sells for between P500 (US$46) and P1 750 (US$160) a square
metre. This high rate has often deterred the government from buying land in a
bid to expand cities. The unavailability of affordable land has therefore caused a
spike in property prices and rentals, with the demand for housing overtaking
supply.
The property market
Before the onset of COVID-19, the real estate cycle was already on a downward
fall. Repossessions had grown by 40 percent over the past three years, and
auctions were achieving only 60 percent of reserve prices after a fifth or sixth
cycle. Moreover, household income has generally been stagnant during the past
decade. Living expenses such as electricity bills, water bills, food, and fuel have
been growing significantly for the same period.
The determinants of private investments indicate that Botswana is generally at the
lower rung in global competitiveness. Between 2010 and 2019, the country
slipped 24 positions from 66 to 90 in the Global Competitiveness Index and 35
positions (from 52 to 87) in the World Bank Doing Business ranking. The decline
can be explained by the absence of economic improvement rather than worsening
state policies. According to the 2019/20 Global Competitiveness Index, Botswana’s
primary weaknesses continue to include technological readiness, small market size,
economic efficiency, and inadequate basic health provision.
Policy and legislation
The National Policy on Housing, first published in 1981, laid the foundation for
the formation of a Department of Housing in Botswana. Its revision in 1997
formed the basis for the current National Policy on Housing of 2000. It addresses
institutional capacity building, land, finance, subsidies, rentals, housing standards,
building materials, housing legislation, SHHA, District Housing, BHC and private
sector participation.
The Transfer Duty (Amendment) Act No. 24 of 2019 came into operation on
1 March 2020. This introduced a series of important economic changes and
caused much debate in the Botswana tax discourse. The amendments adopted
were motivated mainly to encourage land and property ownership by Batswana
and discourage land acquisitions by foreigners. The main changes enable first-time
citizen homeowners to be exempted from tax on home purchase amounts
between P200 000 (US$16 968) and P1 000 000 (US$84 844) and also impose
a 30 percent transfer duty tax for non-citizens.
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During 2019, the Financial Intelligence Act No. 11 of 2019 was passed to combat
financial crimes, particularly money laundering and financing of terrorism.
Amendments to the Act have been put in place to provide more stringent and
efficient mechanisms. There is still considerable uncertainty surrounding the Act,
however, since actions consistent with a stricter anti-money laundering regime can
result in less inflamed housing markets. Housing sale transactions recorded from
January to March 2020 (480 transactions) are almost the same as from January
to April 2019 (570 transactions).22

Availability of data on housing finance
Real estate data is not readily available in Botswana. Most information
comes from public organisations and government departments, but is
either outdated, subjective or incomplete. Private organisational data is
usually available on subscription or by purchasing various reports,
particularly since many tend to be secretive about their information, and
to whom they choose to disclose it. The primary sources for housing
finance are the following:

Opportunities
Current land prices in Botswana are generally considered untenable as they are
too high. Urban serviced land averages P1 750 00 (US$148) a square metre,
while serviced land in villages within a 40km to 60km range of Gaborone is P230
(US$19.5). This compares to a price in urban villages of P260 (US$22) a square
metre.23 The lower price of land in urban villages is clearly an opportunity for
developers to invest in these surrounding areas.
Despite high prices, Botswana is lucky to have comparably low inflation rates. This
has fuelled property investment as home prices have not only kept up with
inflation but outpaced it. Property developers thus earn a positive return through
escalating rentals and home prices, and have propelled the market to develop
more properties to increase the yield value.

n

BOB provides financial information such as interest rates,
mortgage uptake, exchange rates and inflation rates on quarterly
basis. They are available at https://www.bankofbotswana.bw/

n

Statistics Botswana collects demographic information and
conducts multiple surveys on business, household incomes and
expenditure. Very little information exists on the real estate
sector. They are available at http://www.statsbots.org.bw/

n

BHC keeps information on property listings and developments
in the sector. It is, however, not possible to find any price
catalogues and property information from private developers.
They are available at https://www.bhc.bw/

The positive growth of the property market in Botswana generally receives
favourable ratings. According to Transparency International (2017), Botswana is
the least corrupt country in Africa and has been ranked comparably to several
Organisation for Economic Co-operation and Development (OECD) and
European countries for decades. Even more relevant, Botswana is ranked third in
the African JLL Real Estate Transparency Index 2020, only bettered by South Africa
in the region.24 Consequently, it is relatively easy for real estate investors to access
relevant information, and property rights are well protected.
Websites
Government of Botswana portal www.gov.bw
Bank of Botswana hhttp://www.bankofbotswana.bw/
Statistics Botswana http://www.statsbots.org.bw/
Botswana Housing Corporation https://www.bhc.bw/
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Burkina Faso
Alex-Armel Monse Kipayko

Overview
Burkina Faso, commonly known as the “Land of Men of Integrity”, is a country
in the Sahel region with relatively limited resources and a population of 20.9
million, of which approximately 40 percent live below the poverty line.1 It is
a member of both the West African Economic and Monetary Union
(WAEMU) and the Economic Community of the States of West Africa
(CEDEAO). Formerly known as the Republic of Upper Volta, Burkina Faso
has experienced little peace since its independence and especially during the
reign of President Blaise Compaoré, who ruled the country with an iron fist
for 27 years. His fall in October 2014, by popular resistance,2 saw the newly
elected President Roch Marc Christian Kaboré taking over in 2015.
Burkina Faso has been severely impacted by the effects of the regional Sahel
instability since 2016. Repeated terrorist attacks have led Burkina Faso to
lead the joint force launched in 2017 by the G5 Sahel States (Burkina Faso,
Mali, Mauritania, Niger and Chad). Burkina Faso was president of the G5
Sahel (since February 2019) but passed the torch to the Islamic Republic of
Mauritania in February 2020.3 The ongoing conflicts have killed more than
500 people,4 forced schools to close5 and have displaced many people. This
has resulted in an unprecedented humanitarian disaster as well as high levels
of food insecurity and malnutrition.6
The African Development Bank (ADB) projected a GDP growth rate of
about six percent in 2020 and 6.1 percent in 2021. Despite the challenging
security situation, the authorities have improved agricultural yields and have
made strategic investments in the energy and infrastructure sectors. They
have done this through the development of 25 000 hectares of irrigation in
2019 and 2020, by supplying agricultural producers with 150 000 animaldrawn equipment and through the construction of a tractor and motor
cultivator assembly unit. To facilitate access to agricultural production areas,
the proportion of developed rural roads is expected to increase to 43
percent in 2020, compared to 32.60 percent in 2018. In terms of energy, the
construction of new photovoltaic solar power plants is expected to provide
155 megawatts of electricity. Gold production is expected to reach 55.3 tons
in 2020 (52.9 tons in 2019),7 which will further enhance economic growth.
Inflation reached 1.4 percent in 2018 due to rising food prices. It is expected
to remain below two percent and thus remains below the three percent
mark set by WAEMU. With the rural exodus, caused by armed conflict and

KEY FIGURES
Main urban centres

Ouagadougou
Bobo-Dioulasso

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

584.30 CFA Franc (XOF)
188.94 CFA Franc (XOF)

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

20 321 378 | 6 092 349
2.84% | 4.94%
US$775
40.1%
6.3%
9.1%
35.3
182 | 0.43

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate (2019) [b]
Yield on 10-year government bonds
Lending interest rate (2017) [b]

US$15 746 million
5.69%
-3.23%
n/a
5.10%

Number of mortgages outstanding (2018) [d]
Value of residential mortgages (Current US$) [d]
Typical mortgage rate | Term | Deposit (2019) [e]
Ratio of mortgages to GDP
Number of mortgage providers (2019) [d]
Number of microﬁnance loans outstanding
Value of microﬁnance loans in local currency units [f]
Number of microﬁnance providers [d]

974
US$19.34 million
10% | 20 years | 20%
0.12%
15
n/a
178 862 492 184 XOF
69

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

n/a
1 117
40 000 est

Percentage of women who own a house alone: Total | Urban (2017) [k]
Percentage of households with basic sanitation services:
Total | Urban (2017) [k]
Percentage of households with no electricity: Total | Urban (2017) [k]
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2017) [k]
Percentage of urban population living in slums (2018) [l]

18 000 000 XOF
300m2
25 000 XOF
6 000 XOF (US$10.34)
Paper
151
4
67 days
11.9%
12.5
n/a | n/a
23.9% | 47.2%
83.1% | 36.3%
36.0% | 31.1%
57.1%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] The Central Bank of West African States (BCEAO)
[e] Societe Generale Burkina Faso
[f] Professional Association of Microﬁnance (APSFD-BF)

[g]
[h]
[i]
[j]
[k]
[l]

Ministry of Housing
MondesAffaires.com
Expat.com
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

persistent poverty, the rate of urbanisation has reached one of the highest rates on
the continent (the urban population has increased by 4.99 percent between 2015 and
2020),8 exacerbating an already severe housing shortage in the capital Ouagadougou
and in the country's second largest city, Bobo-Dioulasso.
Despite the unstable security situation in the country and the serious humanitarian
concerns, the government continues to implement its flagship reconstruction
programme post-Compaoré, the National Plan for Social Economic and Social
Development (PNDES) 2016-2020. PNDES aims to improve the quality of life of
people living in Burkina Faso by providing access to water and sanitation as well as
reliable electricity supply. Through the PNDES, 5 167 social and economic housing
units were built between 2017 and 2020, out of a total of 40 000 housing units that
were planned.9
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Access to finance
In terms of financial inclusion, Burkina Faso takes the 4th place in the WAEMU
zone, behind Benin, Senegal and Côte d'Ivoire with an indicator of 0.594.10
Informal financial channels, including decentralised financial systems (DFSs), provide
the greatest facilities for saving or borrowing in the country. Nearly two million
customers were affiliated to 76 DFSs as of December 31, 2019, with total savings
amounting to FCFA 231 185 million (nearly US$412 million) and total credit of
FCFA 178 445 million (nearly US$219 million).11
In addition, there are national funds, known as the National Financing Funds, aimed
at eradicating poverty and the lack of development through direct or indirect
financing in the form of loans, guarantees, training, grants, bonuses and equity
investments (acquisition of shares, bonds and shares). "The 19 National Funds
provided loans of FCFA 86.7 billion (nearly US$150 000 million) between 2012
and 2016," according to a recent report.12
The Central Bank of West African States (BCEAO) estimates that 15 commercial
banks and four financial institutions are operating in Burkina Faso as of 30 May
2020.13
Housing loans are available in the country. The Société Générale Burkina Faso, a
subsidiary of Société Générale based in France, provides loans ranging from FCFA
5 million (US$8 528) to FCFA 500 million (US$852 000). Payment terms depends
on the amount borrowed and repayments can be spread over a period of five to
25 years, with an interest rate of 10 percent and an administrative cost of
FCFA 30 000 (US$50). Coris Bank International offers a product called "Coris
Bayiri", specially designed for Burkinabe living abroad. Its main feature includes
interest of four percent per annum on all savings, regular contributions over a fouryear period and a credit rate of seven percent, excluding annual taxes over a
period of five to 10 years. The loans granted amount to 2.5 times the sum of
savings collected over four years and could be used as collateral for the bank loan
agreement.14
The Housing Bank of Burkina Faso (BHBF) was founded by the State in July 2005
to address the problem of housing finance. BHBF was privatised in October 2018
and renamed International Business Bank (IB Bank).
Affordability
Agriculture and livestock account for nearly 80 percent of the country's
employment.15 However, with an unemployment rate of 6.1 percent,16 and a
minimum monthly wage of FCFA 34 664 (US$58),17 poverty persists and it is
estimated that 40 percent of the population lives below the poverty line. This has
a negative impact on the housing market, because buying a piece of land in a
formal and decent neighbourhood is a privilege that only a few fortunate people
can access. The alternative is therefore to live in informal areas or poorly settled
neighbourhoods, where access to water and electricity is scarce and sanitation is
often inadequate. In these neighbourhoods, prices are affordable because of the
small sizes of land for sale. However, the price per square meter is still high, as
demand is strong.18
In recent years in Burkina Faso, land prices have continued to rise due to land
speculation, with land costing FCFA four million (nearly US$7 143) being resold
at about FCFA 10 million (US$17 857).19
The armed conflict has worsened the situation of many nationals in rural areas, as
their livelihoods have been destroyed, and they have been forced to flee their land
and rural homes and settle in precarious living conditions in urban areas. As a
response, the government extended its Emergency Programme for the Sahel
(PUS-BF) 2019/21 to 77 municipalities that are threatened by terrorist attacks,
bringing the total number of municipalities affected by violent extremists and
protected by the programme to 106 municipalities. The programme, in which the
government invested nearly FCFA 81.5 billion (US$145.5 million) in 2017 and
FCFA 98. 5 billion (US$175.8 million) in 2018, aims to improve security and
reduce the vulnerability of the population. It is being implemented in four phases:
"first, addressing priority emergencies, then strengthening the state's presence,
followed by a response to security challenges and finally, laying the foundations for
resilience".20
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COVID-19 response
Burkina Faso officially announced its first two cases of coronavirus
(COVID-19) in March 2020.
As a consequence Burkina Faso authorities announced that all public
demonstrations and rallies were banned in March and April. Following
a decline in new cases of COVID-19, in late April and early May,
authorities began to ease some social and economic restrictions. Some
urban markets and religious places of worship were allowed to reopen
on April 20 and May 2, respectively.
The BCEAO announced the creation of a special 3-month refinancing
window at a fixed rate of 2.5 percent for a limited amounts of
“COVID-19 T-Bills " to be issued by each WAEMU sovereign to help
cover financial needs related to the current pandemic.

This programme has enabled the construction of maternity services, clinics, health
and social promotion centres, essential generic drug depots, incinerators and
toilets. Schools (kindergartens, primary schools, CES and high schools) have been
built, as well as offices and housing for teachers, shops, water stations and food
was acquired for school canteens.
However, many people have expressed their dissatisfaction with the process of
allocating the 40 000 homes currently being built by the government, as they are
unable to meet the criteria. The marketing of the houses is carried out by
registering with the Centre de gestion des cités (CEGECI), a real estate company
controlled by the State. A committee at the CEGECI analyses housing applications.
If the application is accepted, the beneficiary will have to make a contribution of
10 percent of the total price for social housing and 30 percent for economic
housing. The rest can be financed by a loan and thus reach FCFA 6 500 000 for
the acquisition of a villa type F2 type 1 social.21 A number of challenges remain,
including the lack of water and electricity and lack of funds.22
Housing supply
Rural residents flee conflict and continue to arrive in Ouagadougou, where they
take shelter in schools due to lack of alternative accommodation.23 It was planned
to build 20 670 to 40 000 housing units in the following cities: Gaoua (567
dwellings), Manga (503),Tenkodogo (700), Banfora (100), Ziniaré (118), Kombissiri
(50) Koudougou (100), Bobo Dioulasso (58) and finally Ouagadougou (3 118
dwellings). Bobo-Dioulasso in particular struggles to manage the influx of
newcomers. Newcomers, anxious to find refuge, have built informal houses
wherever they can. Illegal land occupation is therefore widespread, prompting the
government to evict squatters using force and destroying temporary homes. In
April 2019, informal residents, exasperated by the housing crisis in Ouagadougou,
protested against the lack of housing and asked the government to give each
household a parcel of land.24
Sixty beneficiaries received the keys of their new houses in Bassinko (Bassinko is
an extension of Ouagadougou) as part of the 1 240 dwellings planned under the
PNCL in March 2019. Through this programme houses have been built on a plot
of 204 m2 and include a living room, two bedrooms, a kitchen and an indoor
shower. The beneficiaries paid FCFA 7.5 million (US$13 392.85) each for their
house.25
The construction of 300 houses is planned in Banfora (a town located 85 km
southwest of Bobo-Dioulasso) under the supervision of real estate developer
Barro Boubacar (EBB Immo) in collaboration with the Banque de l'Union-Burkina
Faso. Using a sales/rental framework, the monthly rent will be FCFA 40 000
(US$ 67) over a period of 20 years.26
Housing construction has also been planned in the city of Tenkodogo (in the
centre-east of the country) and was due to start in December 2019. The
construction of 1 000 housing units for Burkinabé living abroad has been planned
in the Cité de La Diaspora. The accommodation will be F3, F4 and F5. The plots
of land will be 330 m2 for F3 and F5 and 450 m2 for F5. The government is aware
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BURKINA FASO
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
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that it will not be able to give a parcel of land to each Burkinabé,27 and has
indicated that it plans to build a complex of buildings to house the poor, through
low-rent housing. The project has encountered land mobilisation issues, but had
delivered 4 000 houses units by May 2019.
Finally, the programme also encourages owners to build housing for themselves,
since almost 30 percent of the 400 000 plots in Ouagadougou are not yet
developed.
Property markets
There is still no reliable data to be able to undertake a detailed analysis of the
state of the residential real estate market in Burkina Faso. However, it appears
that real estate companies and developers continue to dominate Burkina Faso's
real estate markets. They provide plots of land, houses and apartments for sale
and for rent to the highest bidder. This has attracted media attention28 with
citizens protesting about land speculation for housing29 and accuse developers of
exacerbating the housing crisis.
Those who buy a property in Burkina Faso face a long and complicated registration
process. Registering a property consists of four procedures and takes 67 days
(the average is 51.6 days in sub-Saharan Africa and 23.6 days in high-income
countries of the Organisation for Economic Co-operation and Development –
OECD). Registration costs 11.9 per cent of the value of the property (an average
of 7.3 per cent in sub-Saharan Africa and 4.2 per cent in high-income OECD
countries). The quality of land administration indicator is 12.5 (9.0 in sub-Saharan
Africa and 23.2 in high-income OECD countries). The World Bank ranked Burkina
Faso 151 for its ease of doing business in 2020.30
The ratio between the price of a property and the income is 11.05 in Burkina
Faso, with the loan as a percentage of income being 102.83 percent and the
property accessibility index 0.97. In the city centre, the price/rent ratio is 5.69
and the price/rent ratio outside of the city centre is 15.08. The gross rental yield
in the city centre is 17.58 percent while it is 6.63 percent outside the city centre.
These figures were calculated by Numbeo.31
Land prices vary considerably. In the rural areas it is possible to pay only
FCFA 24 646 (US$44) per hectare to the farmer who owns the land. Ultimately,
the land belongs to the government. Fees associated with taxes due to the
government, taxes and fees due to municipal experts (environmental, architectural)
and other "unofficial" municipal fees can lead the buyer to pay between
FCFA 2 800 696 (US$5 000) and FCFA 3 360 928 (US$6 000) for a hectare
purchased at FCFA 24 646 (US$44). On the other side of the market spectrum,
there are three expensive areas in the capital of Ouagadougou: zone Du bois,
Zaca and Ouaga 2000. In these areas, the average price of undeveloped land is
FCFA 100 000 (US$178.5) per square metre, and if built, the price per square
metre can reach up to FCFA 500 000 (US$892.85). These are average prices,
stemming from a global land price study conducted in November 2017, based on
thousands of prices given by real estate agencies.32

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

In this context, the prices are volatile and change from one real estate agency or
from one owner to another. The dissemination and lack of information in the real
estate sector is also a major problem in Burkina Faso.
Policy and legislation
In Burkina Faso, the Constitution registered the right to housing in Article 18. Act
No. 034-2012 / AN of 2 July 2012 which repeals all previous provisions to the
contrary, in particular Act No. 014/96 / ADP of 23 May 1996 on agrarian and land
restructuring in Burkina Faso.33 The Act determines national territorial planning,
general principles governing the planning and sustainable development of the
territory, the management of land and other natural resources and the regulation
of land assets and provides the framework of agrarian policy. It comprises 348
articles divided into nine titles, including:
n general provisions;
n national territory;
n spatial planning and sustainable development;
n national territory management;
n regulation of real estate;
n national territories abroad and territories of diplomatic and consular missions,
governmental and international non-governmental institutions in Burkina Faso;
n evaluation of territories and real estate transactions;
n offences and sanctions; and
n transitional and definitive provisions.
In December 2015, the National Transitional Council (acting as interim parliament
after the fall Compaoré’s regime) passed a law to regulate the private housing
lease called Act No. 103-2015/CNT on the private housing lease in Burkina Faso.
In section 6 of the Act, the rent price is set according to the rental value capped
at seven percent of the value of the construction of the site. The 2018 government
announced that the implementation of this legislation could take months because
it must be inclusive and participatory so that all interested parties (donors, civil
society organisations, tenants and technical structures) can give their opinions.
Opportunities
The real estate sector is struggling in Burkina Faso. In order to grow it needs to
be organised at all levels including promoters, administration and Financial Partners
and requires funding, which is difficult to obtain.34 Some industrial players think
that the price of real estate would not be so expensive if the sector did not pay
as much taxes or customs and they asked for a tax exemption. The elevated price
of building materials, insufficient financing and low purchasing power of households
hamper real estate activity in Burkina Faso. The debt market remains inaccessible
especially for the economically disadvantaged segments of the population who
are most in need. The conditions under which banks provide loans limit demand.
The economically disadvantaged have no chance of getting a loan. Those who are
eligible consider the interest rate too high, making it difficult to acquire the
property.35
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There are also several opportunities in the rental market. It should be noted that
the State desire to control the price of rent through Law No. 034-2012 / AN of
July 2, 2012, which has yet to be promulgated, might send a negative signal to
potential investors. With controlled rent levels, real estate companies might reduce
investment which would reduce supply, as existing companies would turn away
from business and potential investors would no longer be encouraged. In the
context of a high demand pressure and lack of supply, prices could then spike,
despite the presence of the law of supervision and regulation of rents, difficult to
enforce. Alternatively, the liberalisation of rent prices or a random application of
the regulatory framework could ensure market supply by continuing to incentivise
entrepreneurs to invest and produce. The competition could, if the needs were
largely met, bring down market prices and thus reduce the burden of tenant
housing expenditure.36 Moreover, internal and external migration can become
an important factor in increasing demand for housing in a country like Burkina
Faso, where people living in conflict zones and disadvantaged rural areas are
constantly moving to cities in search of peace and employment.

Availability of data on housing finance
In contrast to English-speaking countries such as South Africa, Kenya,
Tanzania, Namibia and Nigeria, where newspapers regularly report on
the housing and real estate situation, in most French-speaking countries,
the media are relatively silent on the subject.
It is difficult to obtain a complete analysis of the real estate markets of
these countries. Existing information is generally less available to
journalists, researchers and consultants and don’t explain the dynamics
of the sector, the directions of the market or what prevents it from
developing or what its prospects are in the future.
Data are scarce and when available, they are either outdated or
subjective and not always reliable. International organisations do not
always have all the data on the sector. There is no centralised real estate
data collection structure that feeds public and private actors in the
housing sector, including media, researchers and consultants working in
this area. This lack of information can be seen in particular on the
number of mortgages granted, real estate agencies working in the
country, the price per square meter of construction, the sale and rental
prices, in cities or rural areas.

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

KEY FIGURES
Main urban centres

Gitega, Ruyigi, Muyinga,
Ngozi, Bubanza

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

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

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

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

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

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

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

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

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

n/a
n/a
n/a

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

4.5% | 1.9%

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

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

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

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

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

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

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

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

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

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

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

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

In 2016 the government approved a project agreement between BIZ Planners
and Adviser limited and the Société Immobilière Publique (SIP) to relaunch the
construction of social housing for public servants in urban areas valued at BIF1 114
billion (US$582 million) reimbursable over 25 years including a grace period of
10 years. The Government of Burundi’s commitment to the project is to provide
access to land with exemption from customs duties, some taxes and duties on
imported or local construction materials. The government still engages with the
private sector on solutions to the issue of urban social housing although its efforts
have been negatively affected by post-election conflict since 2017.
More recently, in 2019, the Government of Burundi, through the Ministry of
Housing entered into an agreement with the Swedish company Blockhomes to
build affordable houses for public servants in all provinces.
Many Burundians are likely to be vulnerable to the effects of the COVID-19
pandemic because almost 80 percent of the population lives in rural areas with
very limited access to electricity, water and adequate sanitation. This is in light of
a report by UN-Habitat (2020) on COVID-19 in African cities which established
that people living in slums and informal settlements are at a higher risk of
contracting COVID-19 especially in urban slums where physical space is
constrained, rooms are often shared and poorly ventilated while sanitation, water
and electricity are inadequate or absent.25
Property market
The property sector of Burundi is still underdeveloped as a result of political
instability caused by a long civil war combined with land issues. It is however slowly
developing in the capital city of Bujumbura with residential and commercial
property under construction as a result of relative political stability that is driving
up the demand for quality housing. Hence, the government is putting in place
policies to encourage local and foreign investment in the property market sector
to drive up property market growth. These efforts are also supported by the
creation in 2009 of the Investment Promotion Agency (ANAPI) to promote
investment in the country and facilitate market entry for investors by offering
assistance in acquiring licenses, certificates, authorisations, and other permits
required by law.
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BURUNDI
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
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To support the property market growth, a number of organisations offer mortgage
finance and housing finance. These include National Bank of Economic
Development of Burundi (BNDE), FPHU, Burundi Bank of Commerce and
Investment (BBCI), Kenya Commercial Bank (KCB) among others. Ecobank
Burundi offers housing finance products on short, medium and long-term basis.
Nevertheless, the property market still faces challenges that negatively affect the
development of this sector which are: a poor land tenure system that is caused
by the fact that a large part of land remains undocumented, poor land records
and a complicated property registration procedure.26 Furthermore, there is a
lack of data on tenants and the management of rent, and mortgages constrain
housing subsidies planned.27 The growth projection for the property market in
Burundi is still weak due to political uncertainty28 and COVID-19 which will
negatively affect economic growth projections.
Policy and legislation
Burundi has a national housing and urban planning policy with the objectives of
providing the country with a balanced urban framework and allowing each
Burundian to access decent housing. Furthermore, in order to improve the living
conditions of Burundians, the government has embarked on legislative and
institutional reforms to stimulate the development of the urban housing sector
with the aim of attracting investment in social housing development and the
property market. Among key housing legislative reforms is Law No. 1/09 of
12 August 2016 on the code of urbanisation, housing and construction in Burundi.
This code sets the rules governing town planning, housing and construction
throughout the national territory. It also establishes rules applicable to
construction in both urban and rural areas.29 To support the legislative reforms
in matters of urban development and social housing, the government has put in
place an institutional framework for land and housing development. Its
responsibility is devolved to the Ministry of Water, Environment, Land and Urban
Planning through the general management of land use planning and town planning
and housing.30
Land law in Burundi is governed by Law No 1/13 of 9 August and is based on the
revision of the land code. Nevertheless, it is important to point out that in rural
areas, land issues are managed on the basis of customs and traditions. This means
that land is inherited from father to son. This system of succession leads to
fragmentation of land and the decrease in the average size of holdings. Initially, it
was 104 hectares per household in 1973, 0.7 per hectare in 1989 and 0.5 hectare
in 2009. This practice has led to a multiplicity of land disputes and created tensions
within families and communities.31
Opportunities
Based on the institutional arrangement and the urban housing policies, a number
of public-private partnerships have been concluded in the area of urban planning,
in the field of water, sanitation and land rights. Among the public-private
partnerships signed are: The development of the Kizingwe-Nyabugete site by the
Direction Générale de l’Urbanisme et de l’Habitat in partnership with the APPN;
the partnership between SIP and a study and construction company for the study
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Source: https://www.cgidd.com/ (2020)

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

Availability of data on housing finance
Access to data on social housing and housing finance in Burundi remains
a challenge due to public or private institutional process constraints.
Data on housing are not centralised, making the process of collection
for decision making hard and lengthy. Nevertheless, the government
efforts at improving the property market of Burundi and attracting
investment will have a positive impact on housing and housing finance
data management access.
Housing finance data in Burundi are mainly provided by specialised
government institutions including private financial institutions that
provide housing finance in the country including: National Bank of
Economic Development Burundi (BNDE), Institute of Statistics and
Economics Studies of Burundi, La Direction National du Cadastre FPHU,
Directorate of Urban Planning and Habitat (DGHU), Department of
Land Titles (Ministry of Justice), BBCI, KCB, Ecobank Burundi.
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Websites
Banque de la république du Burundi (BRB) https://www.brb.bi/
La Banque Nationale pour le Développement Economique (BNDE)
https://bnde.bi/
Institute of Statistics and Economics Studies of Burundi (ISTEEBU)
http://www.isteebu.org/
Banque Burundaise pour le Commerce et l'Investissement(BBCI)
http://www.bbcibank.com/
Fond de Promotion de l’habitat Urbaine (FPHU) http://www.fphu.bi
Ministry of Water, Environment, Land and Urban Planning
https://www.rcmrd.org/burundi
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Cabo Verde (Cape Verde)
Kahoba Hermann Kevin Kouadio, Khype Audit & Advice

Overview
Independent since 1975, Cape Verde, or Cabo Verde, is an island State which
is part of a group of volcanic islands located off the northwest coast of Africa.
The total area of Cape Verde is 4 033 km2 supporting a population of 543 767
(2018) according to the World Bank estimation. Cape Verde is renowned
for its Afro-Portuguese Creole culture and its many beaches. The largest
island, Santiago, is home to the current capital, Praia.
During the last 20 years, the Cape Verdean population has increased,
particularly in urban areas. In the municipalities of Praia, Sal and Boavista, the
repercussions of urbanisation are apparent. The key indicators of this
demographic pressure in Cape Verde are related to the country's recent
political, demographic and socio-economic history, the bioclimatic cycles linked
to regular drought and increased tourism, for the islands of Sal and Boavista.
Internal migration flows and emigration are also key determinants of growth
and urban development. The imbalances in the urban environment are also
caused by difficulties in accessing clean water and electricity.1
The Cape Verdean government named the year 2009 as the "Year of Housing"
and developed strategies to promote social housing throughout the country.
The Cape Verdean population has always advocated for "adequate housing"
hence the government's challenge to create the conditions for its progressive
implementation. It is with this perspective that the "House for All" programme
was created in 2009 to fill the estimated housing deficit of 40 000 housing
units (according to data from the Ministry of Housing). However the
government has struggled to implement a public housing policy programme
that is capable of carrying out the construction of new housing (8 500 units)
and the rehabilitation of pre-existing precarious housing (approximately
16 000 units).
The economy is focussed on trade, transport, tourism, and public services.
These sectors represent three-quarters of the Gross Domestic Product
(GDP) for the country. Cape Verde is also dependent on development aid,
foreign investment, remittances and tourism.2 Remittances are a growing and
stable financial source for Cape Verde development and are mainly used to
invest in housing or for consumption purposes.
At the beginning of 2010, the average annual economic growth was around
5 percent, inflation was under control and GDP per capita in 2010 was

KEY FIGURES
Main urban centres

Praia

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

98.22 Cape Verdean Escudo (CVE)
46.73 Cape Verdean Escudo (CVE)

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

549 935 | 364 029
1.13% | 1.83%
US$3 604
27.0%

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

US$1 982 million
5.66%
1.11%
n/a
9.14%

Number of mortgages outstanding
Value of residential mortgages (Current US$) (2017) [d]
Typical mortgage rate | Term | Deposit (2019) [e]
Ratio of mortgages to GDP
Number of mortgage providers (2019) [d]
Number of microﬁnance loans outstanding [e]
Value of microﬁnance loans in local currency units [e]
Number of microﬁnance providers [d]

n/a
US$415 million
10% | 30 years | 20%
20.94%
7
11 000
661 731 185 CVE
5

10.3%
n/a
50.7
126 | 0.65

n/a
Total number of formal residential dwellings in the country
n/a
Total number of residential properties with a title deed
n/a
Number of formal housing units built in this year
Price of the cheapest, newly built house by a formal developer or
3 088 079 CVE
contractor in an urban area in local currency units [f]
Size of cheapest, newly built house by a formal developer or
45m2
contractor in an urban area [f]
Typical monthly rental for the cheapest, newly built house [f]
40 000 CVE
Cost of standard 50kg bag of cement in local currency units
801 CVE (US$8.21)
Type of deeds registry: digital, scanned or paper [g]
Computer - Scanner
World Bank Ease of Doing Business index rank [g]
137
Number of procedures to register property [g]
6
Time to register property [g]
19 days
Cost to register property as share of property price [g]
2.2%
World Bank DBI Quality of Land Administration index score (0-30) [g] 12
Percentage of women who own a house alone: Total | Urban [h]
Percentage of households with basic sanitation services:
Total | Urban [h]
Percentage of households with no electricity: Total | Urban [h]
Percentage of households with 3+ persons per sleeping room:
Total | Urban [h]
Percentage of urban population living in slums [i]

n/a | n/a
n/a | n/a
n/a | n/a
n/a | n/a
n/a

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

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

Banco Comercial Do Atlantico
Cap-vert-immo.com
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

CVE 282 148 (US$3 000), a good performance compared to the findings in the rest
of sub-Saharan Africa.3 According to the National Institute for Statistics, nearly 46
percent of the 40 000 inhabitants live on less than CVE 189 (US$1.90) a day in the
city of Santo Antao. Across the country, poverty affects 35 percent of the 550 000
Cape Verdean’s (compared to 58 percent in 2001). Tourism is developing, although
the remoteness of the country makes it a relatively marginal destination despite its real
attractions.
The COVID-19 crisis in 2020, with the precautionary suspension of flights, sea transport
and travel restrictions to these islands, has suspended tourism in Cape Verde, which
before the pandemic represented 20 percent of GDP.
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Access to finance
The banking sector, consisting of 7 players, is strongly dominated by two banks,
Banco Comercial do Atlântico (BCA) and Caixa Económica de Cabo Verde. These
two players have a combined market share of 70 percent.
By 2020, the total number of active microfinance loans in the country amounted
to about 11 000 active loans (CVE 665 106 552 – US$7 074 000 in portfolio).4
With a client portfolio of approximately 50 000 entities in 2019, the microfinance
sector is still lagging due to its low market share. Cape Verde is home to five
microfinance institutions that have low uptake because their service offerings are
unknown to all the different entities. Microfinance programmes in Cape Verde
are seen as potential factors that can reduce poverty and increase family incomes.5
This is why, the Support for Microfinance Development (ADA) is positioning itself
to promote inclusive finance and to energize the microfinance sector in Cape
Verde with a view to its self-sufficiency and long-term diversification of its products,
in order to enable quality access to the Cape Verdean population excluded from
the traditional banking system.
The banking institutions in Cape Verde are faced with poor asset quality which
results in low profitability. Although there is an improvement in the overall growth
of the economy, the stock of non-profitable or litigious loans increased from 12.86
percent in December 2018 to 14.04 percent in March 2019.6
Various banks such as BCA and Banco Interatlântico provide mortgages to both
individuals and businesses. BCA’s typical mortgage rate is 9.63 percent in 2020
available in branch and on the bank's website. BCA provides medium and longterm credit to young people for the purchase of permanent housing, construction
or improvement to housing which is also subsidized by the State. With a limit of
CVE 7 000 000 (US$75 027) for housing acquisition or construction and
CVE 2 000 000 (US$21 436) for renovations, restoration and expansion of
housing. The maximum term of the loan is 30 years with the age limit of the
applicant being 65 years of age at the maturity of the loan. As for the repayment
of the loan, it is done in monthly and successive instalments of principal debt and
interest payments. The payment date of the instalments should preferably coincide
with the date that salaries are paid or income received by the borrower or
borrowers. In addition, the BCA does not provide mortgages to emigrants.
Following decree-law 47/2020 in April 2020, and as an additional measure of
protection and security measure regarding COVID-19, the wearing of masks
become mandatory in any branch / office of banks such as Banco Interatlântico.
Affordability
As Cape Verde is considered a developing state, there are wide inequalities with
nearly a third of the population living below the poverty line. The unemployment
rate stood at 11.29 percent in December 2019, with a minimum monthly wage
of CVE 13 000 (US$133).7
Poverty in Cape Verde has declined significantly over the years and this island
country remains on track to achieve most of its Millennium Development Goals
(MDGs),) and in particular the goals related to poverty eradication, health,
education and gender equality. Cape Verde has already almost halved the
proportion of people living in extreme poverty. The country has also made
progress in the reduction costs of basic economic inputs, transport and
communications through good governance, good management of its domestic
and external resources and by building strong global partnerships.8
The average cost per square meter of an apartment in the city centre is
CVE 83 385 CVE (US$900) while outside of the city centre it costs CVE 55 590
(US$600). These numbers have increased compared to 2019. The rent for a onebedroom apartment in the city centre is CVE 30 000 (US$307) and outside the
city centre, CVE 12 000 (US$130). However, the relative affordability of housing
is reflected in the fact that the average net monthly income is CVE 30 197
(US$327), an improvement from last year's figures.9
No housing-related grants or government assistance related to access to land or
services is provided by the government. However, we note a significant amount
of foreign funds in the financing of housing.10
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COVID-19 response
The first case of COVID-19 in Cape Verde was recorded on March 21,
2020. On May 25th, there were approximately 384 cases, including 60
hospitalized, 155 cured and 3 deaths.
The government's measures considered to combat the outbreak are as
follows:
n In the area of health, the budget for medical infrastructure and the
payroll for medical personnel has been increased. The capacity of
the National Laboratory has been strengthened to carry out an
additional 500 COVID-19 tests. However, the lack of reactivity and
limited capacity to monitor and detect early suspected cases remain
a major concern.
n Regarding the economics component, the Cape Verdean State has
decided to defer payment of taxes until December 2020 and has
also approved state-guaranteed lines of credit amounting to
CVE 3 990 639 312 (US$42 431 039) aimed at subsidising private
companies.
n The central bank (Banco de Cabo Verde (BCV)) reduced the key
interest rate by 125 basis points to 0.25 percent, the interest rate
on its permanent liquidity absorption facility from 250 basis points
to 0.5 percent and approved a special line of credit of
CVE 3 610 101 (US$471 600 000) to commercial banks with an
attractive interest rate of 0.75 percent to consolidate liquidity.12
n On the social front, the government approved support of
CVE 40 871 083 (US$435 051) for 8 000 households in extreme
poverty, CVE 299 056 710 (US$3 183 300) targeting 30 000
informal sector workers, food assistance for 22 500 families and
enhanced social protection for the elderly.13

Housing supply
As a beneficiary of several tourist attractions, Cape Verde has an active real estate
market. Many private investments have been made to expand the housing supply
in the country and many apartments and villas have been built as a result.
Accommodation in Cape Verde is mostly found by word of mouth. There are also
real estate agencies which list properties for rent or for sale.
In Praia, the capital city, the lifestyle is different from small towns and properties
are more expensive. A cheap apartment costs on average CVE 34 918 (US$373).
For this purpose, housing is an item of expenditure that must be considered in
the medium and long term.
The monthly rental prices for an apartment in cities such as Praia or Santa Maria
range from CVE 19 953 (US$213) to CVE 52 765 (US$534) depending on the
choice of the island, the number of rooms and the equipment. The monthly rental
for a furnished dwelling of 45m2 in the city centre is CVE 31 038 (US$332), the
monthly rent for a furnished dwelling of 45 m2 outside the city centre is
CVE 19 953 (US$213), the monthly rent of a furnished dwelling of 85m2 in the
city centre is CVE 52 765 (US$534), the monthly rent of a furnished dwelling of
85m2 outside the city centre is CVE 33 587 (US$359), a night at a hotel in the
capital is CVE 5 875 (US$63) and a night at a hotel in an average city of the
country is CVE 4 545 (US$49).
In the context of the coronavirus pandemic (COVID-19), some facilities are
currently implementing additional health measures.
Property markets
The framework highlighted is the Boavista real estate market. Indeed, acquiring a
home in Boavista is one of the most profitable investments in Cape Verde. Due
to the arrival of many tourists on this island each year, renting out an apartment
here can provide an extremely lucrative income. The increase in the number of
tourists corresponds with an increase in the value of properties.
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The procedure for purchasing and marketing properties is identical to the Italian
real estate market, with a notary who authenticates the deed and registers it with
the notarial office (cartorio) linked to the municipality. The costs associated to
the administrative documents of this procedure are not expensive. Cape-Verdean
legislation provides prerogatives for investors, such as the relocation to another
country and exemption from customs taxes inherent in construction for tourism
use.
Policy and legislation
Initiated between 2010 and 2011, the project to Support Housing Development
in Cape Verde is based on the expertise of Caixa Econômica Federal (CAIXA).
This Brazilian public banking entity carries out a lot of work in the fields of urban
development, housing and social programmes. Coordinated by the Brazilian
Cooperation Agency (ABC), this project is aimed at transferring the knowledge
of CAIXA and the Brazilian Ministry of the Cities linked to the "Minha Casa Minha
Vida" programme, with the aim of reproducing them in Cape Verde through the
"Casa for All" programme of the Ministry of Housing.
The collaboration between the various entities involved technical visits led by the
Brazilian housing programme, coaching of Ministry of Housing staff, technical advice
and joint preparation of tools and support documents with guidelines for the
production of housing for the low-income population. With foreign aid, and
technical support the Cape Verdean government was able to build 1 700 new
homes. The housing development support project in Cape Verde has become a
model and has gained notoriety as part of UN-Habitat's Best Practices and Local
Leadership Program.11
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- - - Average annual household income needed for the cheapest newly built house by a formal developer, 2019
Average annual household income using expenditure, 2019 (PPP$)

Low tax levies make investing in the real estate market more attractive for
investments starting at CVE 5 542 554 (US$59 353). In general, the
accommodations offered are studios and two-bedroom apartments. This market
also gives investors the opportunity to acquire an apartment on one hand, on the
other hand, to build their own house in the long-term. For more significant
investments, there is the possibility of obtaining large plots of land facing the sea
or overlooking the sea and with different uses depending on the desired objectives.
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Source: https://www.cgidd.com/ (2020)

More than 700 000 tourists visited Cape Verde in 2017. Tourism accounted for
44.5 percent of the national GDP in 2016 and is expected to grow by 2027 to an
estimated 57.3 percent. Presently, quality hotel infrastructure is insufficient to meet
this growing demand. It also has the advantage of being located in the south of
Europe and benefit from a better climate while being in the same time zone.
Whether it is for the acquisition of a house, a land or an apartment in a hotel,
Cape Verde offers all the solutions to make a profitable and sustainable long-term
investment in the housing sector. The last few years have been marked by a strong
propensity of the real estate sector. Coupled with an increase in population
pressure and an increase in the number of tourists, the housing sector can certainly
be a lever for economic development. Moreover, this propensity rise speculation
about the price of land. Inflationary impacts tend to exclude further low-income
populations from housing opportunities.

Availability of data on housing finance
The Cape Verde needs social housing and to renovate its old housing
stock to boost the real estate sector and to be competitive in the
tourism market. However, sources of information remain difficult to
obtain on both websites and blogs. As a result, we have reservations
about the reliability of certain information.
Survey data from the National Institute of Statistics (INE) is largely
outdated. Population census are held every first year of a decade with
the last one undertaken in 2010. It is unclear if the 2020 census will be
undertaken given the COVID-19 pandemic. There is information on
housing programmes but it is difficult to verify this information.
The collection of information from the various banking institutions,
microfinance, property developers and National Statistical Institutes
remains difficult.

Opportunities
Cape Verde is home to future tourist destinations such as the beaches of Santa
Monica on the island of Boa Vista. The country offers several opportunities for
investment in real estate such as purchasing an apartment in a luxurious hotel
complex which would present numerous advantages. Firstly, the country enjoys
political stability, thus guaranteeing long-term investment. Secondly, the climate is
favourable almost all year round (between 25 and 28 degrees Celsius). The stability
of rental income is ensured by an important tourist activity from November to
February. Indeed, tourism activity is growing rapidly. With a 13 percent increase
of visitors in 2016, Cape Verde is positioned as the number one destination to
visit in the world (elected in 2018 by CNN Travel).
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Websites
Lands and development http://www.foncier-developpement.fr/
Cape Verde - Economic Indicators https://tradingeconomics.com/capeverde/indicators
National Institute of Statistics http://ine.cv/
Banco de Cabo Verde (BCV) https://www.bcv.cv/
Banco Comercial do Atlântico (BCA) http://www.bca.cv/
BANCO INTERATLÂNTICO http://www.bi.cv/
AFRICAN DEVELOPMENT BANK GROUP. https://www.afdb.org/
Numbeo https://fr.numbeo.com/
Abrastone https://www.abrastone.com/
Ready to go (housing solutions in Cape Verde) https://www.readytogo.fr/voyageetudiant-cap-vert/logement-cap-vert
Travel Generation https://generationvoyage.fr/loger-praia/
Cape Verde real estate http://www.capvert-immobilier.com/
CAPVI http://cap-vert-immo.caboverdeblog.com/pub/accueil.php
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Geo-Eco-Trop (2015). Cities and urban living conditions in Cape Verde.
http://www.geoecotrop.be/uploads/publications/pub_392_07.pdf (Accessed on 20 September 2020). Pg. 1.
Central Intelligence Agency. Publication World Factbook archive (2017). Economy-overview:
http://archive.wikiwix.com/cache/index2.php?url=https%3A%2F%2Fwww.cia.gov%2Flibrary%2Fpublications%2
Fthe-world-factbook%2Fgeos%2Fcv.html (Accessed on 20 September 2020).
Pelissier R. (Date not specified). Cape Verde: From the indigent economy to the development model.
https://www.universalis.fr/encyclopedie/cap-vert/2-de-l-economie-indigente-au-modele-de-developpement/
(Accessed on 20 September 2020).
This information is confirmed by an e-mail exchange with Bénédicte Godefroid (Head of Unit Capacity
Building and Sector).
Bernardino S., Freitas Santos J. and Vicente Z. (2018). Microcredit: Role of Entrepreneurial Ventures in
Development of Cabo Verde. In: Carvalho L., Rego C., Lucas M., Sánchez-Hernández M. and Noronha A.
(eds). Entrepreneurship and Structural Change in Dynamic Territories. Studies on Entrepreneurship,
Structural Change and Industrial Dynamics. Springer, Cham.
Banco de Cabo Verde. (2019). Financial and Statistical Information on Banks.
http://www.bcv.cv/vEN/supervision/Insurance/Paginas/Insurance.aspx. (Accessed on 29 September 2019).
National Directorate of Planning (2018). SDG Cabo Verde: Voluntary National Report on the
Implementation of the 2030 Agenda for Sustainable Development. June 2018.
https://sustainabledevelopment.un.org/content/documents/19580Cabo_Verde_VNR_SDG_Cabo_Verde_201
8_ING_final_NU_280618.pdf (Accessed on 30 August 2020). Pg. 8.
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Cameroon
Dr Roland Igbinoba

Overview
Cameroon is a country located in Central and West Africa along the Atlantic
Ocean. It is bordered to the northeast by Chad; to the west and north by
Nigeria; the east by Central African Republic; and to the south by Equatorial
Guinea, Gabon and the Republic of the Congo. Two of its border regions in
the northwest and southwest are English-speaking, while the rest of the
country is French speaking. The currency in Cameroon is Central African
CFA franc.1 Cameroon has a population of just over 25 million inhabiting an
area of 475 440 km2. The country is rich in natural resources, which includes
agricultural products like cocoa, coffee, cotton, maize and cassava, oil, gas,
minerals and high-value species of timber.
Cameroon recorded a yearly population growth rate of 2.59 percent in 2020
as against 2.62 percent in 2019. With a population density of 56 per Km2
(145 people per m2), Cameroon is now 56.3 percent urbanized (14 941 523
people in 2020) as against 55.7 percent in 2019.2 The country is classified as
one of the world’s least developed countries3 and is considered a lower
middle income country. Despite this, Cameroon has recorded fairly robust
Gross Domestic Product (GDP) growth for the past five years. The country’s
GDP is supported by improved electricity supply from new hydroelectric
dams and the start of natural gas production from a new liquefied natural
gas offshore terminal.4
The GDP per capita income (on a yearly basis) in Cameroon was
CFA884 981.8 (US$1 514.6) as at 2019 and has been estimated to be around
CFA907 857.2 (US$1 553.75) in 2020.5 Also, Cameroon GDP per capita
based on Purchasing Power Parity (PPP) increased substantially by
3.27 percent between 2018 and 2019. GDP per capita based on PPP was
reported to be CFA2 310 909.25 (US$3 955) in 2019 compared to
CFA2 237 871.7 (US$3830) in 2018.6 Over the last 20 years, Cameroon’s
economy has been commodity dependent with oil accounting for over
50 percent of total exports. Agriculture employs more than 50 percent of
its workforce.
In the fourth quarter of 2019, the economy grew 3.8 percent as against 3.6
percent growth in fourth quarter 2018. Mining and construction was
primarily responsible for the growth in the secondary sector which was 5.1
percent as against 4.5 percent in the third quarter of 2019.7 The annual
economic growth of the country is on average 4.7 percent, resulting in the

KEY FIGURES
Main urban centres

Yaounde, Douala,
Bafoussam, Garoua,
Bamenda, Nkongsamba

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

584.30 CFA Franc (XAF)
235.21 CFA Franc (XAF)

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

25 876 380 | 14 741 256
2.58% | 3.63%
US$1 498
64.9%
4.3%
6.5%
46.5
150 | 0.56

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate (2018) [b]
Yield on 10-year government bonds
Lending interest rate

US$38 760 million
4.02%
13.50%
n/a
14.53%

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

n/a
n/a
20% | 20 years | 35%
n/a
4
n/a
n/a
412

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

n/a
307
n/a

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

18 000 000 XAF
104m2
12 500 XAF
5000 XAF (US$8.56)
Paper
167
5
87 days
13.7%
7.0
2.6% | 2.2%
39.4% | 37.5%
37.8% | 10.0%
27.5% | 26.5%
33.7%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Community Credit Company.(CCC)
[e] National Institute of Statistics
[f] Ministry of Lands,House and Human Settlements

[g]
[h]
[i]
[j]
[k]
[l]

Cameroon Real Estate Corporation
Ministry of Urban Development and Housing
Cement Cam Dangote
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

demand for new infrastructure to be built.8 In Cameroon housing finance accounts
for less than one percent of GDP. This is low compared to other developing countries
like Thailand, Chile, Malaysia, Costa Rica, etc. where outstanding mortgage loans to GDP
varies between 15 and 36 percent.9 Inflation rates in Cameroon were reported to be
2.45 percent in 2019 and estimated to be 2.8 percent in 2020.10
As at the 31st of December, 2019 Cameroon had 418 accredited microfinance
institutions (MFI) operating.11 There are 15 commercial banks, 26 insurance companies,
a state pension fund, and a state-owned mortgage bank, as well as non-banking financial
establishments.12 The unified standard exchange of Central African Economic and
Monetary Community (CEMAC) is now officially hosted by Douala. This begun in July
2019, combining into one what were previously two exchanges.13
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Access to finance
Access to finance is limited particularly for retail and small and medium enterprises
(SMEs) because of the domination of Cameroon’s financial system by foreign
commercial banks. These banks prefer lending to government, multinationals and
large businesses. Some commercial banks provide mortgage loans. The geographic
distribution of bank branches is highly skewed towards the main urban and semiurban centres, with most of the semi-urban and rural areas having limited access
to formal banking facilities.
Less than five percent of Cameroonian citizens have access to a bank account.14
There is however an operational service known as Mobile Money (MM). MM is
a service which permits customers to gain access to financial services using cellular
devices, by dialling Unstructured Supplementary Service Data (USSD) codes. Four
significant platforms for mobile money services (MMS) in Cameroon include, MTN
Mobile Money, Orange Mobile Money, Express Union Mobile Money and the
recently launched Nextel Possa. Some of the services offered by MM includes
the transferring of funds between bank accounts and mobile money accounts;
sending and receiving of money transfers; money withdrawals; money deposits;
visa card facility; etc. With the introduction of innovative technology, MMS now
contribute 73 percent of the total variance in the turnover of the SMEs in
Douala.15
A state housing bank, Crédit Foncier du Cameroon (CFC) plays a principal role in
the mortgage sector. The CFC has advantage over local commercial banks because
it receives a salary levied tax thereby having access to long term funding. This
mechanism allows it to grant long-term loans (for as long as 30 years) at subsidized
rates (approximately seven percent). Considering the extremely limited volume
of credits it grants and the difficulties CFC faces, households' options for financing
housing are limited. Furthermore, the CFC currently only supports the financing
needs of the upper income class making it difficult for the development of a robust
mortgage sector.16
The banking sector is highly concentrated and dominated by foreign commercial
banks which hold more than 50 percent of total financial system assets. The
capitalization of small domestic banks is well below the average of banks in the
CEMAC region. Domestic banks’ profits are approximately two percent compared
to 20 percent for foreign banks. This puts the domestic banks in a much weaker
position. The outcome is that most banks hold large amounts of excess reserves
as a percentage of deposits and therefore have a huge amount of unutilized
liquidity.
The International Bank of Cameroon for Savings and Credit (BICEC) provides
two Housing Microfinance Market (HMF) products in Cameroon. These are land
purchase and home construction/acquisition. The tenure and interest rate of these
loans are seven years and seven percent, respectively. The age limit for borrowers
is between 18 and 55 years.17 Further, unsecured loans are provided to customers
that are salary earners by Cameroon’s La Régionale d’Epargne et de Crédit.These
loans have five years maturities and are cheaper than microcredits but with
conditions that are almost the same with that of traditional mortgages.18
To increase access to funding, variants of the contractual savings for housing (CSH)
scheme have been developed in Cameroon. The CSH plan is a contractual
agreement between a financial institution and a customer that grants the customer
the right to acquire a privileged mortgage after a minimum saving period.19
Affordability
The unemployment rate in Cameroon decreased to 3.30 percent in 2019 from
3.40 percent in 2018 and is estimated to be around 3.2 percent in 2020.20 The
population below the poverty line in Cameroon was 37.5 percent in 2014;
40 percent in 2018 and was estimated to be around 30 percent in 2019.21
According to the World Bank collection of development indicators, income
poverty in Cameroon was reported at 0.66667 in 2019.22 GINI index was
39.8 percent in 2018 and Human Development Index (HDI) value for 2018 is
0.563. This puts Cameroon in the medium human development category,
positioning it at 150 out of 189 countries and territories.
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COVID-19 response
Cameroon recorded the first COVID-19 confirmed case on the 6th of
March, 2020 in Yaoundé.42 Cameroonian Prime Minister Joseph Dion
Ngute closed schools, universities and training centres on 17 March
2020.On 18 March 2020, the country closed its land, air and sea borders.
To cushion the effects of the pandemic, Cameroon reduced its monetary
policy rate by 25 basis points (bps) to 3.25 percent; a decrease of the
Marginal Lending Facility rate by 100 bps to 5 percent from BEAC as
well as macro financial aids from the Commission Bancaire de l'Afrique
Centrale (COBAC). Furthermore, the BEAC also decided to resume
liquidity injections into the system with longer maturity, of up to one
year.43
However, there has not been any specific incentives recorded as it
concerns direct palliative on housing during the lockdown.

Cameroon’s HDI value increased from 0.445 to 0.563 between 1990 and 2018,
an increase of 26.4 percent.23 Approximately 90 percent of jobs in Cameroon
are informal. Accounting for nearly a quarter of total employment, the informal
sector is the main source of non-agricultural employment (half of non-agricultural
employment).24 The formal private sector is not well developed and employs
only a small percentage of the labour force. Through its agencies and parastatals,
the government is the largest formal sector employer in Cameroon.
In Cameroon, the average gross earning for most salary people is CFA2 093 298
(US$3 583.6).25 From the growing diaspora population, most families receive
monthly remittances whose inflows continue to increase. Remittances as a
percentage of GDP for 2019 in Cameroon are 0.86 percent.26 Primarily, these
remittances are used to fund projects for those in the diaspora (which often
includes housing construction) and for the basic needs of families. The cost of a
newly built 104 m2 house is CFA18 000 000 (US$30 821). The typical rental price
for the same type of house is CFA125 000 (US$213.9).27 Meanwhile, there are
no subsidies tied to housing which are not related to mortgage.28 Other basic
services like heating, cooling, refuse disposal, electricity and water supply for a 85m2
residential apartment would cost 47 500.00 CFA (US$81.3) per month.29
Housing supply
Despite the interventions of the government to curb the housing problem, which
is largely the exorbitant prices of housing/building supplies in the country,
Cameroon’s housing challenges remain. The cost of a one bedroom apartment
in the city centre is CFA97 333.33 (US$166.6), the cost of one bedroom outside
of centre is CFA55 000 (US$94.1), the cost of three bedrooms in city centre is
CFA 308 437.5 (US$527.9), while the cost of three bedrooms outside of centre
is CFA170 625 (US$292).30 For new households in the urban and semi-urban
areas, a shift from ownership towards rentals occurs as the rate of urbanization
increases and as the middle class grows.
In its efforts to deliver social housing, the government has entered into partnership
investment agreements and has also signed memorandums of understanding
(MOU) with various foreign bodies and companies, a number of which involve
direct foreign investment (DFI). On July 14, 2020, the government handed over
house keys to 32 beneficiaries who had completed their payment for low cost
residential apartment. This project is part of an MOU for the construction of
10 000 social homes that was signed by the Qatari Haba Business Group and the
Cameroonian Government. The houses are located in a secure and accessible
area. The government has promised to deliver more keys to the subscribers, upon
completion of housing payment and in line with the executed MOU with Qatari
Haba Business Group. The government has also promised to continue
construction by developing 4 500 collective residential apartment in Douala and
Yaounde. Additionally, 50 individual housing units will be developed in Kribi, Edea,
Dschang, Bangangte, Soa, Limbe, Sangmelima, chief towns of Douala and Yaounde,
and other cities.31
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Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
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In Cameroon, the majority of land is considered national land which is administered
by the State for the “public good” and held under customary law. This includes all
unregistered land that is not managed by the state and is occupied or used by
rural communities. Only a relatively small percentage of Cameroonians have
registered their land rights. Today, most pieces of land in Cameroon are still held
and managed informally through local tenure arrangements. These local
arrangements are a combination of statutory and customary tenure rules which
form a complex and sometimes, flexible set of rules that creates uncertainty,
promotes land conflicts and hinders local development.33
Land titles are the only legal means of holding land rights. It is possible to obtain
ownership rights over land in the private domain of the State. It however, requires
that land be registered, and a development plan be drafted as well. Title on land
effectively occupied and used before 1974 can be applied for. At present,
communities and individuals are not permitted to apply for title on lands that are
not effectively occupied and used. They are however allowed to continue fishing
and undertake other activities on vacant land. This opportunity is however not
guaranteed as the state can evict communities from these lands and reallocate
them.
Globally, in the World Bank’s Doing Business Report 2020, Cameroon is ranked
at 175 in the ranking of 190 economies on the ease of registering property.34 The
small number of land certificates and titles can be attributed to several factors,
which prompted the Cameroon government in 2005 to simplify the titling
procedures. The government reduced the number of steps and departments
involved in the process of reviewing and approving a request to title land and
established a timeline for processing applications. Another improvement ushered
in by the 2005 reform was the creation of a single agency within Ministry of State
Property and Land Tenure (MINDAF) to handle most services concerned with
the titling process. According to MINDAF, only 125 000 title deeds were issued
between 1884 and 2008 (approximately 1 000 titles per year on average).35
Property tax is payable annually with or without an ownership certificate or an
administrative or judicial order issued on real estate in Cameroon.
Tax is charged at 0.1 percent of the assessed property value. Properties exempted
from real property tax are those belonging to sporting bodies', associations, clubs,
or accredited properties intended for sports and sports facilities.36
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Property markets
Economic growth of Cameroon dropped by three percent due to COVID-19.
This crash in the economy has ultimately affected the real estate market. As a
result of the pandemic, many people have lost their jobs and can not access bank
loans. To meet up their urgent cash needs, many people sold their properties at
less than the market value. This fall in prices, with fewer creditworthy buyers,
made the real estate market crash by approximately 30 percent. In addition,
Cameroon is also experiencing a decline in its equities market and this has made
it even more difficult for many real estate companies to overcome the crisis. The
outcome is that many real estate investors in these kinds of complicated situations
sell their properties at lower price to recover money.32
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Source: https://www.cgidd.com/ (2020)

Despite the crash in the economy, the real estate market in Cameroon is doing
well. Rate of returns are attractive in certain areas as Yaounde and Douala with a
Return on Investment (ROI) ranging from 7 to 10 percent. Specifically, city office
rent in these areas get an ROI rate of 10 percent while commercial rents and
residential rents get 8.57 and 7.5 percent respectively.37
Policy and legislation
Cameroon undergoes an intense right-to-land dualism between modern and
customary/traditional rights due to its French and British colonial heritage. In the
Muslim regions, principles of Islamic law have also been incorporated into
customary law.38 Through Decree No. 2005/178 of 27 May 2005, the institutional
framework for the implementation of land legislation was put in place. Thereafter,
the Ministry of State Property and Land Tenure, was established as well as Decree
No. 2005/481 of 16 December 2005.39
Currently, the main regulatory tool in terms of planning in the country, are
embedded in the following decrees/laws:
n Decree No. 2008/0737/PM lays down rules for safety, hygiene and sanitation
that are applicable to construction works;
n Decree No. 2008/0736/PM for revising and drawing up town planning
documents and lays down the conditions for doing so;
n Decree No. 2008/0738/PM organizes procedures and processes for land-use;
n Decree No. 2008/0740/PM sets rules on penalties in the event of breach of
town planning rules; and
n DecreeNo. 2008/0739/PM lays down construction and land-use rules.40
In Cameroon, land is classified as private, public or national by formal law. Lands
owned by individuals, groups, corporate entities or the State are called Private
lands. These lands must be titled and registered. Public land includes the
waterways, sea side, roads and parks that are held by the State for the benefit of
the people of Cameroon. All other land which includes grazing land, land held by
communities under customary law, most unoccupied land and informal settlements
is classified as national land. Use or rights to national land can be allocated by the
State to individuals or groups or such land be converted into State public or
private property.41
Opportunities
Cameroon can be a good option for foreign investors as the economic growth of
the country is on the average of 4.7 percent every year, resulting in the demand
for new infrastructure to be built.
The wholesale funds made available by the African Development Bank (ADB);
growing middle and upper classes; strong local partnerships; increasing capital
inflows from the diaspora and international investors; increased local investment;
better legislation and reforms; and access to finance, makes the country a fertile
ground for investors.
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Developers of rental housing, affordable housing, luxury residential and housing
finance providers can leverage on the existing challenge of providing housing for
the growing and urbanizing population. If thoroughly investigated, this could be
an opportunity as almost half of the population lives in informal dwellings and
settlements.

Availability of data on housing finance
Mortgage data was obtained from the World Bank and Housing Market
Dynamics in Africa by Bah, et al, 2018. Land transaction statistics and
economic data was obtained from Worldometer,Trading economics, U.S.
Department of state and travel tables.

Additional Sources
WorldData.info (2019) Inflation rates in Cameroon.
https://www.worlddata.info/africa/cameroon/inflation-rates.php(Accessed:
14 September 2020).
Africa.com (2018) Cameroon: Land and Property Rights.
https://africa.com/cameroon-land-and-property-rights/ (Accessed: 17 September
2020).

In Cameroon, the National Institute of Statistics (NIS) and the Bank of
Central African States (BEAC) are set up for data management at the
socio-economic levels and banking levels respectively. However, both
organisations have not been able to make data available publicly. It would
help if there was a lot of interaction and engagement between the NIS
and BEAC to make data public especially as it concerns housing data.

Websites
World data www.worlddata.info
Statista www.statista.com
Heritage https://www.heritage.org
The Global Economy https://www.theglobaleconomy.com
The Central Bank of West African States (French: Banque Centrale des États de
l'Afrique de l'Ouest) www.bceao.int
African Development Bank www.afdb.org
WAEMU Affordable Housing Finance www.worldbank.org

As with the findings from previous years, there has not been any
significant improvement in data management from the registry of various
federal agencies. The activity reports of Ministry of Urban Development
and Housing (MINDUH) services are still partial and unpublished. Many
of the institutions are still not cooperative when it comes to the sharing
of data.
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Central African Republic
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Overview
The Central African Republic (CAR) is one of the few countries in the world
where there has been no public real estate programme undertaken for
almost a decade. Similarly, there is no policy initiative to facilitate the
construction of social housing by government, as noted by the Directorate
General of Housing in 2015.1 In an inventory drawn up in 2015 by the
Preparatory Commission for the Bangui National Forum, the housing sector
was described in the following terms: “Housing in CAR is experiencing serious
difficulties due to accumulated inadequacies, namely the anarchic consumption
of urban space, the proliferation of uncontrolled housing, the densification of
central neighbourhoods, the insufficient production of housing, the high cost
of construction and the absence of a policy for the production of local
materials. From 1952 to 1994, only 2 000 dwellings were built, resulting in
an estimated deficit of more than 500 000, whereas the real needs are
between 10 000 and 15 000 dwellings per year.”2
The real estate market is virtually non-existent due to the lack of operational
real-estate developers. This is due to the fragile nature of the economic and
political environment of the country. Persistent political instability has plagued
the country for several decades, forcing thousands of Internally Displaced
Persons (IDPs) to live in temporary camps. These disruptions have created
huge social housing needs with an ever-increasing population and the urgent
need to rehouse all the IDPs, whose numbers exceed 600 000 according to
a United Nations Childrens’ Fund (UNICEF) 2017 estimate.3
Moreover, these protracted internal conflicts have affected the economy,
which was already weakened by the country’s isolation and the low economic
growth rate, estimated at 2.7 percent in 2018.4 The economy is based on
agriculture, forestry and diamond mining, which are coveted by all the armed
groups in the conflict. Unfortunately, all three of these sectors have been
severely affected by the civil war, lack of organisation, and by the long-term
humanitarian crisis. Almost all the socioeconomic indicators are in decline
due to this persistent unfavourable economic situation. Gross domestic
product (GDP) growth, which was 4.3 percent in 2018, fell to 2.97 percent
in 2019. CAR ranks 183 out of 211 countries in World Bank Doing Business
2019 report.5 The Doing Business Index also declined to 35.57 in 2019 from
36.36 in 2018, bringing the country down to 184 from 183 in 2018.6 Price
inflation for consumer staples, which had stabilised at three percent in
2018/19, is now projected at seven percent for 2020. Although CAR

KEY FIGURES
Main urban centres

Bangui

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

584.30 CFA Franc (XOF)
325.18CFA Franc (XOF)

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

4 745 185 | 1 982 064
1.67% | 2.65%
US$468
37.5%
6.0%
3.5%
56.2
188 | 0.38

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate (2019) [b]
Yield on 10-year government bonds
Lending interest rate (2018) [b]

US$2 220 million
2.97%
3.00%
n/a
2.95%

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

355 618
n/a
15% | 10 years | n/a
n/a
2
n/a
n/a
2

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

n/a
n/a
n/a

Percentage of women who own a house alone: Total | Urban (1994) [f]
Percentage of households with basic sanitation services:
Total | Urban (1994) [f]
Percentage of households with no electricity: Total | Urban (1994) [f]
Percentage of households with 3+ persons per sleeping room:
Total | Urban (1994) [f]
Percentage of urban population living in slums (2018) [g]

13 445 760 XAF
50m2
100 000 XAF
9 800 XAF (US$16.89)
Paper
184
5
75 days
11.0%
3.0
n/a | n/a
n/a | n/a
96.9% | 91.9%
26.1% | 23.9%
95.4%

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

[e]
[f]
[g]

World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

recorded a Human Development Index of 0.38 in 2019, up from 0.367 in 2017, the
country ranks 188. The gross national product (GNP) forecasts predict a drop of 7.3
points compared to the level before COVID-19.7
In the context of the pandemic, CAR is classified by Global Health Security as one of
the least prepared countries to fight the pandemic, with a low index of less than 27
percent of the level of preparedness. Also, the size of the fiscal stimulus in response to
COVID-19 is below two percent.8 However, measures taken mean that 545 000
people have benefited from humanitarian assistance and 294 000 people have benefited
from multi-sectoral assistance out of the 1120 000 people made aware of the
pandemic during campaigns organised by the different actors involved in the fight
against COVID-19.9
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Geographical isolation increases the cost of building materials, and economic and
financial difficulties as well as inter-community conflicts have had a heavy impact
on the country’s development and therefore on the improvement of social housing
in CAR.
Access to finance
In the context of widespread insecurity, only seven out of 16 prefectures are
covered by the banking network, which includes only four commercial banks, two
postal banks, three insurance companies and three microfinance institutions.
All these financial institutions concentrate their activities in the capital Bangui to
the detriment of rural areas. This absence in rural areas is partially filled by nongovernmental organisations, including the Danish Refugee Council, the Catholic
Relief Service and the International Partnership for Human Development.
Although a member of the Economic and Monetary Community of Central Africa
(CEMAC), the financial system is the smallest in the number of financial institutions
in the region. Commercial banks are licensed and supervised by the Bank of
Central African States (BEAC) and the Central African Banking Commission. The
current regional currency is the CFA franc.10
The main financial players are Crédit Mutuel de Centrafrique, Union Centrafricaine
des Caisses d'Épargne et de Crédit, Société Finance Française de Crédits SA,
Caisse Mutuelle des Cifadiennes de Centrafrique and Express Union SA.
In the absence of formal and operational property development institutions, access
to finance for decent social housing remains marginal. Similarly, the absence of
consulting and advisory agencies and financial support agencies for clients makes
access to mortgage loans difficult. This is why the authorities in CAR are keen to
open the Banque de l’Habitat en Centrafrique (BHC) and the Agence
Centrafricaine de la Promotion de l’Habitat (ACPH) to fill the gap.11
Adding together long-term loans and mortgages, the total number of loans granted
by all banks in 2018 is estimated by the BEAC at 27 895. The average interest
rate on long-term loans is 14 percent for an average term of 10 years backed by
contributions from beneficiaries of varying amounts depending on income.
Contributions do not exceed 35 percent of the amount requested. These
conditions exclude low income or informal populations, which turn to the informal
rental market or to precarious housing.
The slowdown or even the halt in socioeconomic activities due to the pandemic
have had a negative impact on the financing of housing. However, it is premature
to assess the impacts of the pandemic on the level of credit indebtedness and its
impact on housing affordability.
Affordability
Ede Jorge I Vasquez, Senior Director of the Social, Urban, Rural and Resilience
Development Division of the World Bank Group said this year that “in many
African countries, only five to 10 percent of the population can afford the cheapest
form of formal housing”.12 According to economists at the African Development
Bank (AfDB), this very low rate is attributable to the high cost of urban housing
due to several factors including inadequate land governance policies that
encourage speculative acquisitions, poor urban planning that leads to urban sprawl,
and the lack of essential infrastructure that has greatly increased the cost of
serviced land. In addition to the cost of servicing land, there are other related
acquisition costs. As a result, the available serviced land is limited and out of reach
of the majority of citizens seeking decent housing.13
In CAR, only 10 percent of land is registered and marketable, making access to
land difficult, despite the ever-increasing demand from the population. The
challenge to achieving the goal of affordable housing is therefore the complexity
of the value chain and especially the price of cement imported mainly from
Cameroon at CFA11 500 (US$19.6), which is three times higher than the world
average.14
It is an illusion to talk about housing affordability in CAR when monthly salaries
are CFA25 000 (US$42.8). Such an income is totally insufficient to buy a plot of
land and build a house on it without state subsidies, and many wage earners take
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COVID-19 response
According to the World Health Organization (WHO), the first reported
case of COVID-19 was registered on 14 March 2020. In early August
2020, 4 700 cases were reported, including 1 784 recoveries and 61
deaths, or 1.3 percent of reported cases.31 In view of the fragility of
the Central African health system, the country is generally well protected.
At the end of April 2020, a national emergency response plan supported
by the United Nations Multidimensional Integrated Stabilization Mission
in the Central African Republic (MINUSCA) provided testing, and barrier
measures were put in place to contain the epidemic.32
In CAR, the main negative socioeconomic impacts include soaring prices
of consumer goods, rents and construction materials, increased
unemployment due to the halt in construction, increased poverty and
falling prices of raw materials.33 In spite of this, there has been no
reduction in commercial bank interest rates and no subsidies or
protection has been given to tenants.

between 10 and 15 years to complete a small ordinary house. As a result,15 90
percent of the population living below the poverty line are unable to own
adequate housing. The Director of Technical Services at the Bangui Town Hall,
interviewed by Agence France Presse, said that since the sector is not regulated,
each owner is free to set his or her own rental price; thus many inhabitants with
limited incomes choose to settle on the outskirts of the city or in semi-rural
areas.16
Finally, the measures taken by the government for COVID-19 (social distancing,
prohibition of grouping) have led to the halt of ongoing building sites, an increase
in the unemployment rate, particularly in the construction sector and in day jobs,
and have highlighted the lack of housing supply. This has led to uncontrolled rent
inflation in Bangui.
Housing supply
The supply of formal social housing in CAR is almost non-existent. Furthermore,
“housing needs have gone from around 500 000 homes before the 2013 crisis to
one million today”, said the Director General of Housing at the Ministry of Housing
in an interview.17 Despite this, the government through the Ministry in charge of
housing and its financial partners, has launched two construction projects totalling
400 housing units. The three sites are the Boy-Rabé district in the City of Bangui,
the Kozobilo Boali village and the Sakai region. The first project has been financed
since 2011 by CELTEL (based in Kenya) and aims to build 300 housing units which
have not yet been delivered.18 The second project is financed by the Kingdom of
Morocco for 100 housing units but the physical work has not yet started, despite
70 percent of the financing already released.19
Even if the 400 houses have been delivered, they do not meet the urgent needs
estimated at 1 970 dwellings, i.e. the number of houses destroyed by the conflict
plus the annual needs of the rest of the population. In short, the current housing
supply is not meeting the target of at least 10 000 dwellings a year. However, the
government has entered into negotiations with a group of United States and
United Arab Emirates (UAE) companies,TUE/IIB-DG, for an ambitious programme
to build 50 000 social and economic housing units. This programme could
substantially improve the supply of housing and the living conditions of the
population.20
Property markets
The formal property market in CAR is non-existent as no public, semi-public or
private property operator produces or markets housing. Before 1980, three social
housing construction programmes, namely SICA I, II, III, had produced 2 000
dwellings. Since 1983 after the only social housing construction company, the
Société Nationale de l'Habitat, was dissolved, no structure has been created to
replace it. Indeed,21 attempts to render the ACPH operational, including Law
No. 09.001 of 16 January 2009, have not been successful.
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Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

Population:

4 745 185

Urbanisation rate:

2.65%

Cost of cheapest
newly built house:

13 445 760 XAF

House price PPP$:

PPP$41 349

Urban households
that could afford this
house with ﬁnance:

1.43%

PPP$32 021

PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000

PPP$4 971

PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)

1 PPP$: 325.18 CFA franc
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Between 1899 and 2012 (113 years), only 8 579 land titles were issued, meaning
that an annual average of 76 land titles or one title every five days was issued.
The rental market is also under pressure. The rent for a room which was
CFA10 000 (US$17.1) in 2013 increased to between CFA15 000 (US$25.6) and
CFA25 000 (US$42.8) a month in 2019 depending on the district in Bangui.23
Similarly, a house that was rented for CFA120 000 (US$205.4) a month costs two
to three times more in the more secure city centre of Bangui. This rental
speculation can also be explained by the huge influx of personnel from the United
Nations (UN) peacekeeping missions and international organisations, which have
a higher purchasing power.
Policy and legislation
CAR followed UN Housing recommendations when, in 2009, it created the
Ministry of Housing in charge of the promotion and construction of affordable
housing, now called the Ministry of Urban Planning, the City and Housing. In 2012,
a technical committee and an inter-ministerial committee were set up to
harmonise the various laws of the departments working on land tenure. These
included the Food and Agricultural Organization’s (FAO’s) Voluntary Guidelines
for Responsible Governance of Land Tenure, the African Union’s Framework and
Guidelines on Land Tenure Policies, and the Central African Forest Commission
Guidelines.
In 2015, a second Poverty Reduction Strategy Paper (PRSP 2) and a new land
tenure code were drawn up. Important reforms on land governance were
proposed. Little progress has been made except for the following actions
undertaken by the government:
n The creation of the Central African Agency for the Promotion of Housing;
n Campaigns to promote local building materials;
n The development of projects for the construction of decent social housing
with 10 000 homes built and the free transfer of serviced plots to
beneficiaries; and
n The rehabilitation of the Boyali Brickworks with Chinese partners.24
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The land tenure system is governed by the 1964 Land Code, which stipulates that
property ownership is gained only when the recipient obtains a land title, for which
legal procedures are lengthy (more than 75 days). As a result, the real estate
sector is characterised by informal housing, which is growing in an unplanned
manner, without land management, without regulation of building standards and
without a land title. Recurrent problems about land sold without land title are
the subject of social tension in Bangui, and of disputes and litigation in the courts,
particularly in the Bimbo district and the 7th arrondissement. In addition,
acquisition of plots of land is lengthened by the slowness of the procedures and
the corruption of the Land Registry Service, which has been criticised by the
Ministry in charge of housing.22
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Source: https://www.cgidd.com/ (2020)

There is no, however, no legal framework setting building standards and rent
thresholds in the cities.25 To this end, a bill was introduced in parliament to be
debated at the end of 2019. Even if the law has been promulgated, the difficulty
lies in its application. Research in 2020 showed that the Central African state is
not providing housing. There is no public housing project underway. The
government’s effort is focussed on creating a favourable framework for private
housing.26
Opportunities
The government’s objective is to produce 10 000 housing units a year, and “even
if this sector is still in its infancy, the weakness of the supply could augur well for
the future.”27
Moreover, the operationalisation of the BHC and ACPH, supported by the
Preparatory Commission for the Bangui National Forum in 2015, offers an
opportunity to investors and property developers.28
Investment opportunities in the housing sector as a whole, and for social and
economic housing, are numerous in view of the enormous housing deficit. Natural
resources (wood and diamonds) are considerable. The young population is poorly
housed. Housing remains one of the priorities of government with several social
housing construction programmes planned.29 In addition, the rehousing of
displaced persons requires the construction of economic housing with the support
of technical and financial partners. In 2016, the URD Group, funded by French
Development Aid, was recruited to carry out a feasibility study for the Ministry of
Housing, Social Housing and Urban Development. A project to rehouse IDPs was
set up at the M’Poko reception site in Bangui but it is currently being closed.30

Availability of data on housing finance
In CAR, as in many Central African countries, it is difficult to obtain
reliable primary data from public administrations.Three people, including
the adviser to the Minister of Urban Planning, Cities and Housing and
two consultants, were contacted by email and telephone, but all declined
the request for an interview, arguing that the data to be collected is
sensitive and the task impossible in the current context.
Therefore, the authors used the documentary resources provided by
CAHF and especially internet research to write this profile as travel
within the country was not allowed with the COVID-19 pandemic.
Journalistic articles published on the internet, thematic studies, censuses
and externally funded national studies were used as the main resources.
Finally, among the challenges related to the collection of statistical data
are the difficulties in gaining access to the public administration, the
reluctance of banks to give information on mortgage loans, the absence
of reliable statistics on land transactions, and the non-publication, nonexistence or refusal to share information or provide data.
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Overview
Social housing remains an ideal for Chad as the country lacks the appropriate
tools and programmes. More than 53 percent of households in the city live
in rented or precarious housing due to difficulties in acquiring land, the high
cost of building materials, and the continuous growth of the urban
population.1 The latest housing deficit in Chad, estimated by the Ministry of
Land Planning, Housing Development and Urban Planning (MATDHU) in
2015, was 370 000 and is worsening with 86.9% of the urban population
reported to be living in slums. No new social housing was recorded in 2020,
due to COVID-19 as well as the delay of the Shelter Afrique project of 100
housing units in Toukra Mousgoun in partnership with the Société de
Promotion Foncière et Immobilière (SOPOFRIM). Even self-construction is
being held back by the significant rise in the cost of imported materials.
The economic upturn of the last two years (2018/19) came to an abrupt
halt with the pandemic and all socioeconomic indicators are stagnant or
regressing. Gross domestic product (GDP), which was US$730 (2018), fell
to US$709.54 per capita in 2019. Chad’s Doing Business Index score fell to
36.94 in 2019 from to 39.36 in 2018, bringing the country to 182 out of 190
in the world.2 Price inflation, which had stabilised in 2019 (-0.97 percent),
rose to 2.5 percent, especially for imported construction materials. With a
Human Development Index (HDI) of 0.40, Chad was ranked 187 out of 188
countries in 2018. In addition, the infrastructure deficit remains pronounced,
with an index score that ranked Chad 51 out of 54 African countries in 2018.3
The banking network comprising nine commercial banks covers only a few
cities. Worse, these financial institutions do not grant housing loans for the
construction of decent housing.
The response plan against the pandemic outlined by the President in April
2020, estimated at CFA900 billion (US$1.5403 billion), is being implemented.
These responses include tax reductions and the temporary suspension of
other taxes, but these have not been followed up because the prices of locally
produced cement, sand and gravel have instead soared. Measures to mitigate
the effects of COVID-19 on the housing sector have been limited to providing
free water for six months and electricity for three months to subscribing
citizens, estimated at less than 12 percent of the population. Also, only
vulnerable people (less than five percent of the population) received
assistance in the form of food and hand-washing kits.

KEY FIGURES
Main urban centres

Ndjamena, Moundou,
Abeche et Sarh

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

584.30 CFA Franc (XAF)
233.84 CFA Franc (XAF)

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

15 946 876 | 3 712 273
2.99% | 3.94%
US$710
62.0%
5.9%
2.8%
42.1
187 | 0.40

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate [b]
Yield on 10-year government bonds
Lending interest rate (2018) [b]

US$11 315 million
3.23%
-0.97%
n/a
14.00%

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

2 060
US$32.67 million
11% | 10 years | 30%
0.29%
3
n/a
n/a
218

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

n/a
7 374
70

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

8.2% | 7.9%

27 750 000 XAF
110m2
250 000 XAF
9 500 XAF (US$16.26)
Computer - Scanner
182
6
29 days
8.1%
8.5

6.5% | 22.1%
92.2% | 67.5%
49.0% | 45.4%
86.9%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[f] Association of Micro Finance Providers of Chad
[b] World Bank World Development Indicators
[g] Ministry of Finance
[c] Human Development Reports, United Nations [h] Ministry of Territorial Development, Urban Planning and Housing
Development Programme
[i] Gazelle Hardware
[d] Bank of Central African States
[j] World Bank Ease of Doing Business Indicators
[e] Société de Promotion Foncière et Immobilière [k] Demographic and Health Surveys, USAID
SA (SOPROFIM)
[l] United Nations Human Settlements Programme (UN-HABITAT)

Geographical isolation, the additional cost of building materials, economic and financial
difficulties, and the increased threat of Jihadist groups remain the main factors slowing
down the development of social housing in Chad. However, efforts are underway to
operationalise the Banque de l'Habitat du Tchad (BHT), which will facilitate the financing
of decent housing at affordable prices.
Access to finance
Access to finance for decent housing is a long and complex exercise in Chad, as
structures for technical assistance (advice and guidance) and direct financial support
(mortgage loans) are almost non-existent. SOPOFRIM and BHT are the two formal
structures, the effective operationalisation of which will undoubtedly boost this
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subsector. In the meantime, four new agencies are interested in real estate. XD
Services, Service Immobilier Et De Courtage, CANTEC and ECOSIF aim to
provide technical assistance to applicants for bank loans, from the preparation of
plans and the setting up of a business plan to the monitoring of building works.
Chad is a member of the Central African Economic and Monetary Community
(CEMAC) and all primary banks are licensed and supervised by the Bank of
Central African States (BEAC) and the Central African Banking Commission. The
currency used is the Franc des Colonies Françaises d'Afrique/Franc for French
Colonies in Africa, which has a fixed parity with the euro of 656. There are nine
operational banks in Chad, and this has not changed since 2017 because the
Moroccan bank expected at the end of 2019 could not be set up as announced
for unknown reasons. In addition, there are 215 microfinance institutions, two
insurance companies and two social pension funds.
Home mortgages are not granted to low income or informal applicants in Chad.
During 2018, BEAC estimated that 2 060 new long-term loans were granted by
all banks for a total amount of CFA19 088 million (US$32 668 111). The three
banks that dominate long-term lending activity are Société Générale du Tchad
with 25.2 percent, Commercial Bank Tchad with 20.4 percent and Orabank Tchad
with 18.9 percent. These banks serve only high income earners with interest rates
of 15 percent for a maximum period of 10 years and beneficiary contributions
ranging from 15 percent to 30 percent of the requested amount. People with
low or informal incomes fall back on microfinance institutions that offer loans only
for limited amounts for short periods of 24 to 36 months. In short, self-financing
private housing is the dominant form of housing supply in Chad.
The BHT, created to ensure the multifaceted financing of the government’s housing
policy and to support the promotion and building of social housing, has not yet
carried out a single real estate transaction (neither with private individuals nor
with property developers) since its official opening in 2017. The main cause of
this paralysis is the non-adoption of the four draft implementing decrees of Law
023/PR/2010 of 24 November 2010 determining the fundamental principles of
housing financing and promotion in Chad. These decrees create four funds that
are essential for the effective operationalisation of the BHT’s real estate division,
which currently operates solely with its commercial division. They are as follows:
n Interest Subsidy Fund (FBI),
n Housing Promotion Fund (FPH),
n Loan Guarantee Fund (FGP) and
n Sovereignty Fund (FS).
The level of credit indebtedness and its impact on housing affordability levels is
not defined due to the lack of statistics, evaluation offices and analysis of mortgage
credit. However, it is undeniable that the drastic slowdown or even closure of
socioeconomic activities (schools, hospitals, markets and shops) because of the
pandemic has had a negative impact on the economy and therefore on housing
finance.
Affordability
Without the production of social housing, there is no affordable housing in Chad
because the Guaranteed Minimum Interprofessional Wage of CFA60 000
(US$102.69) a month can never finance decent housing without state subsidies.
Thus, the 47.5 percent of the population living below the poverty line are
excluded.4 The high rate (53 percent) of tenant households in the cities is
indicative of the difficulties in accessing land and building decent housing.
According to the Director General of MATDHU, low and intermediate incomes
are respectively between CFA60 000 and CFA250 000 (US$102.69 and
US$427.86) and between CFA251 000 and CFA450 000 (US$427.87 and
US$770.15), and the maximum amounts offered to them are respectively
CFA7 500 000 (US$12 835.86) and CFA15 000 000 (US$25 671.71) with a
minimum repayment period of 10 years without exceeding 15. However, for
example, the purchase price of 110m2 a house, including the price of 375m2 of
serviced land and 80m of fencing, costs developers CFA27 750 000
(US$47 492.67) in 2020. The net cost of the building is CFA 20 910 690
(US$35 787.55), resulting in a unit cost per square metre built of CFA192 000
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COVID-19 response
COVID-19 had reached 15 of the 23 provinces on 21 August 2020 and
the official count since 19 March 2020 showed 981 reported cases
including 76 deaths10 compared to 23 cases on 15 April 2020.11
Fortunately, the country seems to have been relatively spared, although
hit hard by considerable socioeconomic impacts with the slowdown or
even the stopping of economic activities. The closure of air and land
borders, schools and health facilities, places of worship, markets and
shops, as well as the introduction of a curfew from 7pm to 6am, and
then a partial confinement for 14 weeks, were the measures taken by
the government in addition to various restrictions and strict compliance
with the barrier measures.
No bank has reduced its interest rates and no protection has been
granted to tenants, some of whom vacated the premises immediately
after the end of confinement for non-payment.
As a concrete measure to mitigate the effects of COVID-19, the
Government of Chad provided free water for six months and electricity
for three months to subscribers. It has begun to pay domestic debts
and has encouraged local banks to reduce rates for loans to applicants
to boost consumption. In addition, it distributed food and hygiene kits
to very vulnerable households.

(US$328.60). This amount is affordable compared to the average of CFA300 000
(US$513.43) in the city of N'Djamena, estimated in 2019. To benefit from this
social housing, SOPROFIM requires a minimum contribution of 15 percent of the
total cost.
The annual rent for one square metre of a permanent building is CFA60 000
(US$102.69) and a single 12m2 room built out of earth costs CFA25 000
(US$47.78) a month, excluding water and electricity. The economic crisis caused
monthly rents to plunge to CFA675 000 (US$1 155.22) in 2010 to between
CFA250 000 (US$427.86) and CFA350 000 (US$599.01) depending on the
condition.5 Also, the average cost per square metre built of decent housing made
of durable materials is estimated by local consultants at CFA300 000 (US$513.43),
which is due to the high cost of both local and imported building materials.
Social distancing and the ban on workers being in groups, induced by COVID-19,
caused the shutdown of building sites, which has had repercussions on the cost of
housing.
Housing supply
In Chad, the formal social housing supply has not progressed since 2010 when
the 70 housing units of a United Nations Development Programme (UNDP)
project were handed over to teachers by the President. The ongoing Shelter
Afrique project promises to deliver 62 homes in the next eight months. The
building being promoted is described in the previous section, the cost of which
remains high and for which the 10-year timeframe is also short.
The Chadian housing stock also comprises traditional dwellings, whether selfconstructed in clay brick or not, the average size of which varies from 36m2 to
60m2 per household and much less in the city. The situation is more worrying in
rural areas where the majority of the inhabitants, especially nomads, live in
traditional huts made of braided mats attached to a few branch sticks.
The housing deficit, estimated by the MATDHU at 370 000 in 2015 is still growing,
particularly in urban centres where demand is high. The government plans the
setting up of four funds (FBI, FPH, FS and FGP) to reinforce the promotion of
social housing has been delayed because of the current economic recession. For
the same reason, the Banque de l'Habitat du Tchad has not started granting
housing loans. Finally, the promises of the National Development Programme
(2017-2021) to produce 30 000 social housing units have also not been realised.
However, in the 2020 Finance Act, the government has substantially reduced taxes
and duties on land, according to the above-mentioned circular, to facilitate access
to land and therefore to housing.
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Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

Population:

15 946 876

Urbanisation rate:

3.94%

Cost of cheapest
newly built house:

27 750 000 XAF

House price PPP$:

PPP$117 939

Urban households
that could afford this
house with ﬁnance:

2.40%

PPP$54 587

PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000

PPP$10 385

PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)

1 PPP$: 233.84 CFA franc
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In general, the mode of acquisition of urban plots of land is mainly by inheritance
and direct purchase. Someone only becomes the owner when the recipient has
obtained a Land Title (LT) following lengthy legal procedures. This is why almost
all rural landowners do not hold a title deed, with a few exceptions. In large cities,
some owners only hold private transfer orders, which are issued fairly quickly.6
As an illustration, as of 6 August 2020, the total number of LTs created in Chad
was 7 374 compared to 6 945 in 2019, that is an increase of only 429 for 2020.
In 2020, 2 290 over-the-counter transfer orders were signed compared to 312 in
2019. This remarkable performance in 2020 is attributable to incentives illustrated
by reductions of up to 50 percent in property taxes and user awareness. In
addition, draft texts are being drawn up to reduce the numerous stages (nine)
and the duration (more than six months) of the land acquisition procedure,
including the building permit, the average issuing time of which is estimated at 90
days, and the issuing of a certificate of ownership at the same time as the decree
of transfer by mutual agreement.7
In addition to the Office of Land, Registrations and Seals (Direction des Domains,
Enregistrements et Timbres) under the supervision of the Ministry of Finance and
Budget, which issues, manages and keeps all land documents, the one-stop shop
handles the files. This five-year pilot project (2012-2017) has not produced the
expected results. Despite this poor performance, this structure is in the process
of being transformed into a permanent public service.
Policy and legislation
The current national policy on housing is the National Development Programme
(2017-2021), which is aimed at producing 30 000 social housing units, but this
programme is behind schedule.
The legal and statutory arsenal of housing promotion in Chad is based on the
three following laws published in a collection:
n Law No. 004/PR/2010 of 7 January 2010 establishing the Fundamental
Principles Applicable to Construction;
n Law No. 006/PR/2010 of 12 January 2010 establishing the Fundamental
Principles Applicable to Urban Planning; and
n Law No. 023/PR/2010 of 24 November 2010 establishing the Fundamental
Principles of Housing Financing and Promotion.
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Property markets
A formal real estate market does not exist in Chad because no public, para-public
or private body produces or markets social housing in a legal and formal way.
However, private sellers and informal brokerage agents, who are very active and
dynamic, have entered this market. They manage to maintain an exaggerated
speculation of the prices of plots of land (more than CFA58 430m2 US$100m2 of
bare land against a maximum of CFA116 860m2 (US$200m2) proposed by
SOPROFIM). It has been observed that strategic plots are systematically
monopolised by the wealthiest at the expense of the poorest in the official
allocation of plots. The administrative slowness in issuing land deeds persists and
discourages poor candidates from taking legal steps.
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Source: https://www.cgidd.com/ (2020)

Also, the creation of SOPOFRIM in 2012, the Observatoire de l'Habitat et du
Développement Urbain (OHDU) in 2012 and the BHT in 2017 completed the
housing promotion and improvement system, especially social housing.
Unfortunately, the four implementing decrees have not been promulgated. These
are as follows:
n Decree determining the terms and conditions of operation of the Social
Housing Promotion Fund, a fund that will be used to finance social housing
production operations;
n Decree determining the terms and conditions of organisation and operation
of the FGP;
n Decree determining the organisation and operation of the FBI; and the
n Decree determining the low and intermediate income brackets.8
In 2019, the Finance Act had provided for a one percent withholding tax on all
public employees’ salaries to set up the real estate loan guarantee fund. However,
this fund was not made available to the BHT because of the financial strain
generated by the war against the Boko Haram fundamentalists in 2020. Prior to
this law, any housing subsidy was only indirect through the repeal of certain taxes
on the prices of local and imported materials.
In the 2020 Finance Law, in its Article 44 (pages 45 and 46) amending the
provisions of Article 678, the basic rate for urban land demarcation – which was
set in 2019 from CFA50 000 (US$87.57) to more than CFA150 000 (US$256.72)
according to the surface area of the plot – has simply been abolished whereas for
rural land, the rate is standardised at CFA100 000 (US$171.14) per hectare
compared to more than CFA175 000 (US$299.50) on average previously. All
these incentives to reduce land taxes have accelerated the regularisation of
financial documents, the number of which has reached 2 000 decrees for overthe-counter transfers. A 50 percent subsidy on the balance of the fees was granted
to files pending on 31 December 2019, according to Circular No. 003/
PR/MFB/DGM/DGSB/2020 of 10 January 2020.9
Opportunities
Investment opportunities in social housing are numerous. The country has much
virgin land with a large and young population that is poorly housed, despite the
considerable natural resources. As mentioned, 53 percent of urban tenants
legitimately aspire to housing, which is a compelling reason for the promotion of
social housing. Fortunately, wealthy landlords are taking advantage of the current
weakness of the state to make up the shortfall. Without them, the housing supply
in the country’s main cities (Abéché, Moundou and Sarh) would be zero.
The government’s efforts and goodwill to provide social housing are also a
guarantee for real estate investors. Similarly, the exemptions from taxes on building
materials and the effective establishment of the sovereignty fund in favour of the
BHT, as well as the possibilities of distributing serviced land, are actions to be
pursued to attract local and foreign investors. Furthermore, the damage caused
by the torrential rains of August 2020 in Ndjaména, Oum-hadjer and elsewhere
forced more than 8 000 households to leave their precarious dwellings, confirming
the need and justifying advocacy for housing improvement.
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Websites
SOPROFIM https://www.soprofim.com/
MATDHU https:// www.muat.gov.com/
Institut National des Statistiques et des Etudes Economiques et de
Développement https://www.inseed.td.net
Presidency of the Republic of Chad https://www.presidence.td
Bank of Central African States https://www.beac.int

Availability of data on housing finance
Apart from published results, externally funded censuses and
government studies accessible on the Internet, it is difficult to obtain
reliable primary data from public administrations as some institutions
simply refuse to provide data in their possession.
Thus, challenges related to the collection of statistical data and their
judicious, rational and beneficial use are persistent. The laxity, even
indifference, of the Chadian administration, the reluctance of banks to
grant mortgage loans, the lack of reliable statistics on land transactions,
the disorderly archiving of the services in charge of land affairs, the lack
of National Institute for Statistics, Economic and Demographic Studies
(INSEED) working resources to collect, process and publish all of the
country’s socioeconomic and financial data, and the partial and
unpublished activity reports of the MATDHU services are all constraints
that need to be addressed.
Direct interviews with key people are the best way to get data.
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SOPROFIM. Welcome to SOPROFIM – CHAD: Housing Production. Available at:
https://www.bing.com/search?q=SOPROFIM+TCHAD&cvid=87d25e89f45a4cceb9e740763a64e124&FORM
=ANNTA1&PC=HCTS (Accessed 17 August 2020).
World Bank Group (2020). Doing Business 2020. Economy Profile Chad.
https://www.doingbusiness.org/content/dam/doingBusiness/media/Annual-Reports/English/DB2020report_web-version.pdf (Accessed 24 August 2020). Pg. 4.
Al Wihda (2019). Chad: A very significant infrastructure deficit. 5 February 2019.
https://www.alwihdainfo.com/alwihdainfo.com/Tchad-un-deficit-d-infrastructures-tres-prononce_a70417.html
(Accessed 11 August 2020).
United Nations Programme for Development (2014). About Chad.
www.td.undp.org/content/chad/fr/home/countryinfo.html (Accessed on 22 August 2020).
Telephone interview with Mr Liman, Real Estate Agent, 15 August 2020, N’djamena, Chad.
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Face-to-face interview with Zoukalne, P. Direction des Domaines, Enregistrements et Timbres (Directorate of
Land, Registrations and Seals), 7 August 2020, N’djamena, Chad.
Face-to-face interview with Zoukalne, P. Direction des Domaines, Enregistrements et Timbres, 7 August 2020,
N’djamena, Chad.
Face-to-face interview with Mr Alaina, Y.P. General Management of MATDUH, 6 August 2020, N’djamena,
Chad, referring to Law No. 023 of 24 November 2010.
Circular No. 003/PR/MFB/DGM/DGSB/2020 of 10 January 2020 on Instructions relating to the application of
the tax provisions of the 2020 Finance Act.
Communiqué No. 127 of the National Coordination of Health Response of 21 August 2020 published on the
Internet,
World Health Organization (2020). COVID-19 Situation Update for WHO African Region – External
Situation Report 7. 15 April 2020. Pg. 3.
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Comoros
Joseph Tembe

Overview
Comoros comprises of three main islands, namely Anjouan (also called
Ndzuani), Mohéli (Mwali) and Grande Comore (Ngazidja), and several islets.
Comoros had an estimated population of 850 886 in 2019, a slight increase
from an estimated population of 832 322 in 2018.1 The United Nations
estimated that approximately 29.16 percent of the population lived in urban
areas in 2019.2 Urban areas in the country include Moroni, Mutsamudu and
Fomboni and these also serve as the municipalities in the country. Moroni,
located on the semi-autonomous island Grande Comore, is both the capital
and the largest city in Comoros.
Economic development in Comoros has recently been affected by political
uncertainty following a constitutional referendum in mid-2018 and elections
in early 2019. The national congress convened in February 2018 to assess
conditions after 42 years of independence and recommended an overhaul
of the system of a rotating presidency among the islands through potential
constitutional reforms. In elections held in 2019, the Comoros election body
declared President Azali Assoumani re-elected.
Comoros is one of the poorest countries in the world and most of its
population relies on agriculture and fishing for sustenance. The World Bank’s
Doing Business 2020 report ranks Comoros at 160 out of 190 countries
surveyed in ease of doing business compared to 164 in 2019. The economy
is highly dependent on foreign aid, remittances and tourism. In 2019,
economic activity in Comoros was affected by Cyclone Kenneth which hit
the country on 25 and 26 April 2019, causing the destruction of electrical
installations, roads, homes, schools and production capacities.3
With approximately 447 inhabitants per square kilometre in 2018,4 Comoros
is densely populated. Comoros’ Human Development Index value for 2018
was 0.538, which puts the country in the low human development category,
positioning it at 156 out of 189 countries and territories.5 Gross national
income (GNI) per capita decreased by approximately 5.8 percent between
1990 and 2018.6 The high levels of poverty, political uncertainty and
developmental challenges have restricted the development of the housing
sector, including social housing. As a result, Comoros receives a considerable
amount of foreign aid, including for housing.

KEY FIGURES
Main urban centres

Moroni, Mutsamudu,
Fomboni

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

438.22 Comorian Franc (KMF)
213.04 Comorian Franc (KMF)

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

850 886 | 248 152
2.21% | 2.89%
US$1 394
46.7%
4.3%
n/a
n/a
156 | 0.54

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

US$1 186 million
2.72%
2.00%
n/a
10.50%

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

n/a
n/a
12% | 10 years | 20%
n/a
7
n/a
n/a
3

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

n/a
n/a
n/a

Percentage of women who own a house alone: Total | Urban (2012) [j]
Percentage of households with basic sanitation services:
Total | Urban (2012) [j]
Percentage of households with no electricity: Total | Urban (2012) [j]
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2012) [j]
Percentage of urban population living in slums (2018) [k]

42% | 33.6%

30 000 000 KMF
100m2
200 000KMF
4 500 KMF (US$10.27)
Paper
160
4
30 days
7.6%
7

29.7% | 38.5%
30.7% | 14.9%
34.4% | 31.1%
n/a

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Meck-Moroni
[e] Central Bank of Comoros
[f] World Bank Doing Business 2018 Country Report

[g]
[i]
[i]
[j]
[k]

2a Immobilier SARL
Lafarge Comores
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

Comoros officially announced the first COVID–19 case on 30 April 2020. To contain
the spread of the pandemic, the government doubled down on prior measures such
as closing schools, suspending international commercial flights from 23 March, and
observing the curfew across the national territory declared on 25 April. However, the
government did not place people under lockdown.7 The Global Health Security Index
ranked Comoros 160 among 195 countries worldwide and 39 in Africa. With a score
of 27.2 out of 100, it is among the least prepared countries to face the pandemic.8
In 2020, in a context of the global health crisis caused by COVID-19, the economy has
been hit by declines in the tourism and travel, in diaspora remittances, and in foreign
direct investment.9 Growth should rebound in 2021 to 3.5 percent but will depend
heavily on improvements in the global economy. The budget deficit is expected to
widen by 1.0 percent to 1.8 percent due to a moderate decline in revenues.10
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Access to finance
Comoros has a relatively small and underdeveloped financial sector. The banking
and finance sector has 10 institutions approved and supervised by the Central
Bank of Comoros: four banks, three decentralised financial institutions and three
financial intermediaries. The four banks are La Banque pour l'Industrie et le
Commerce, La Banque Fédérale de Commerce, Exim Bank and La Banque de
Développement des Comores. The three decentralised financial institutions are
L’Union des Meck, L’Union des Sanduk d’Anjouan and L’Union des Sanduk de
Mohéli.11 The three financial intermediaries are La Société Comores Assistance
International, La Maison Comorienne des Transferts et des Valeurs and La Société
Nationale des Postes et des Services Financiers through which postal services are
conducted.12
The main challenges faced by the population of Comoros when it comes to access
to financial services include the lack of financial infrastructure and distribution
channels; costs and fees applied by financial institutions; and a low level of financial
education. Growth of credit has remained weak as the banking sector suffers
from an unfavourable operating environment, including weaknesses in the judicial
system that inhibit enforcing claims against delinquent debtors. Asset quality
remains weak (with gross non-performing loans (NPLs) at 24 percent of loans)
and banks’ appetite for lending very limited. The authorities are still considering
restructuring options for the ailing state-owned postal bank.13 The rule of law,
particularly the enforcement of contracts, suffers from a weak judicial system.
Cases tend to linger in the courts and judgments are frequently not enforced. This
undermines private sector activity.14
Social distancing measures decreed since 16 March 2020 have impacted economic
activity in several sectors. In addition, several banks are experiencing liquidity
difficulties due to the coincidence of the decline in deposits following the
slowdown in economic activities, added to the increase in withdrawals.15 At the
end of 2018, Comoros had 137 bank branches and 25 automated teller machines
(ATMs). The microfinance institutions (MFIs) sector has not grown. There were
only four MFIs in 2018. However, the intermediation activity slightly increased
during this period16 and the number of customers grew by 10.7 percent from
321 203 in 2017 to 355 544 in 2018.17 In Comoros, the postal financial services
have played an important role in basic financial intermediation (deposits, sending
and receiving funds) because of the relative proximity to the population. Hence,
they continue to actively participate in the collection of savings, despite a
15 percent decline to CF18.5 billion (US$44.7 million) in 2018 against CF18.8
billion (US$45.4 million) in 2017.18
Financial inclusion in Comoros is characterised by limited access and low use of
financial products by households. The number of borrowers per 1 000 adults was
only 11 in 2019.19 Financial inclusion is particularly low among poor people, those
with low levels of education, and young people, many of whom reside in rural
areas. Most households in Comoros tend to save money to cope with daily needs
as they arise and save by using informal financial networks (hoarding or tontines)
instead of using formal financial systems. Out of 1 000 adults, only 130 use formal
institutions to make deposits (lower than the Sub-Saharan African average). In
2018 the vast majority of credit in the country was distributed outside of the
formal financial sector.20 Credit is often accessed through relatives, friends or
through loans granted by stores or shops in the community. The use of networks
of personal relationships is the main source of funding for low income households
due to a lack of access to formal financial services.21
The rate of banking is high in big cities such as Mutsamudu, Bambao and Fomboni,
as it is much more profitable for institutions to serve customers in urban areas.
However, the high costs and fees charged by formal institutions have led to the
exclusion of many in the urban areas, with deposit fees varying between three
percent and 1.75 percent per annum and loan rates often exceeding the ceiling
14 percent set by the Ministry of Finance since 2009.22 Development of
distribution channels remains constrained by unsuitable locations, inadequate
security conditions indispensable to new points of services, and the lack of
electrical energy and communication infrastructure, especially in very remote
areas.23
The International Monetary Fund (IMF) has welcomed the steps taken to
modernise the monetary policy framework and encouraged the government to
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COVID-19 response
Comoros officially announced the first COVID–19 case on 30 April
2020. The government did not place the country under a full lockdown.
The central bank authorised the rescheduling of debts and the freezing
of premiums for loans affected by the COVID–19 crisis. To restore
liquidity to the commercial banking sector, the reserve requirement was
lowered from 15 percent to 10 percent for six months starting 1 April
2020.

carefully sequence the envisaged reforms.24 To contain the impact of the
pandemic on the fiscal and external position, it is expected that the authorities
may scale back investment spending slightly. Further spending reprioritisation
would be necessary should resources fall short. The authorities will gear monetary
policy to maintaining the exchange rate peg to the euro, while doing everything
possible to ensure sufficient liquidity in the banking system.25
Given that the banking sector lacks dynamism, private lending for private
construction for middle and low income groups is limited. Since 2015, credit to
the private sector has fallen due to lending risks from persistently high NPLs and
high excess liquidity. Loans to the economy, particularly those granted in the
private sector, have slightly risen from CF81.3 billion (US$1.96 billion) at the end
of December 2019 to CF81.7 billion (US$1.97 billion) in March 2020.26 However,
credits have consolidated at 0.6 percent, standing at CF82.7 billion (US$2 billion)
at the end of March 2020 after CF82.2 billion (US$1.99 billion) at the end of
December 2019 in conjunction with an increased credit to the private sector.27
The World Bank’s Doing Business 2020 report ranks Comoros at 132 for accessing
credit (up from 124 in 2019 and 122 in 2018). Comoros is currently ranked 168
in respect of resolving insolvency. There is no stock exchange in the country, nor
are there primary or secondary fixed-income markets for government or
commercial debt. Government financing is mostly undertaken in the form of direct
credit from domestic commercial banks, and liquidity levels are controlled through
the modification of reserve requirements only. The main source of inflow for the
Comorian economy is remittances. With diaspora remittances, money transfers
issued and received via specialised institutions are on the rise, respectively
9.9 percent and two percent compared to the last quarter of 2019. Over one
year, transfers of money issued and received had a growth rate of 12.6 percent
and 26.4 percent, respectively.28
Affordability
Adequate housing for the urban population has become increasingly inaccessible
in the past 20 years as domestic public funding for housing is only for public
servants. Prior to the independence of Comoros, no attempt was made to solve
the housing problem or set up a clear programme for housing. Population growth,
recurring socio-politico-economic crises and the global financial crises have led to
housing finance being mostly dependent on the private sector. A few housing
loans by financial institutions have become available, but these are mostly accessible
to residents of major cities. At present, housing loans are mostly accessible to
private sector employees and senior civil servants. However, the financial
institutions are aiming to offer housing loans at lower costs. To this effect, it was
recommended that mechanisms of financing be put in place to partly make up
for the lack of public resources, and also to mobilise all the partnerships likely to
facilitate access to housing for more people, for example by creating a solidarity
fund. In 2017, loans continued to be extended mainly for non-productive purposes
with housing only being 2.5 percent of the lending by industry and construction
5.6 percent.29
Housing supply
There are five housing structure types: adobe, concrete, unrefined masonry, refined
masonry, and wood.30 Nearly 90 percent of housing units are owner-occupied,
three percent rented and three percent occupied rent free. Housing in Comoros
varies from two-room structures covered with palm leaves to multilevel buildings
made of stone and coral.31 In 2015, more than 70 percent of the urban population
lived with extremely difficult sanitary conditions and the average housing area did
not exceed 30m2.
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COMOROS
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
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30 000 000 KMF
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Comorian franc
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Companies in the construction sector are more focused on building private homes
in urban areas than on public works. This has meant that housing construction,
especially in rural areas, is mainly self-construction.36 It was therefore
recommended that new construction methods be proposed, which favour using
available local materials while protecting the environment and ensuring sustainable
development. To this end, the UN-Habitat Project was facilitated through the
construction of terracotta brick factories on the three islands.37
In 2016 the Ministry of Health, Solidarity, Social Protection and Gender Promotion
announced that it would allocate a percentage of its budget to constructing social
housing and erecting 50 housing units.38 In the absence of affordable dwellings
supplied by the market, a consortium from Iran in 2014 proposed to construct
5 000 housing units throughout the three islands over a period of four years as a
follow-up to the UN-Habitat Project.
Property market
While poverty levels have fallen in both rural and urban areas, the reduction has
been more significant in urban areas. In 2014, 42.4 percent of the population, or
approximately 316 000 people, were living below the poverty line.39
Nevertheless, the demand for up-market properties has been growing, mainly due
to the increasing demand created by foreigners in Comoros. Further, several
factors, including international aid, increased tourism and the nation’s relationship
with France, Saudi Arabia and its Persian Gulf allies, have contributed to the growth
in residential and commercial property ownership.
In 2020, the price of the cheapest, newly built house by a formal developer or
contractor in an urban area 100m2 is CF30 000 000 (US$72 782).40 The typical
monthly rental price for the cheapest, newly built house by a formal developer or
contractor in an urban area is CF200 000 (US$485).41 The minimum size of a
residential plot in urban areas is 300m2.42 Rentals of a three-bedroom apartment
range between CF451 114 (US$1 000) and CF676 671 (US$1 500) a month.
Foreigners who make a substantial investment in the country are eligible to apply
for Comorian nationality under the Economic Citizenship Act, passed in 2008. The
World Bank Doing Business 2020 report ranks Comoros at 113 for registering
property compared to 114 in 2019. The process entails four procedures and takes
approximately 30 business days to complete. The costs approximately 7.6 percent
of the property value. In dealing with construction permits, Comoros is ranked
at 101 and the process takes 11 procedures but entails a waiting period of
approximately 107 days.
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- - - Average annual household income needed for the cheapest newly built house by a formal developer, 2019
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Three-quarters of the population lived in two-room houses with a surface area
not exceeding 20m2.32 The housing survey conducted in 2014 by the government
of Comoros in collaboration with the United Nations Children’s Fund noted that
69 percent of households had electricity while 27 percent had an earth floor.33
However, in 2020 it was reported that the Comoros authorities had made
progress with several policy reforms in recent years and, among other things, had
strengthened electricity provision.34 Around 98 percent of the population now
have access to improved sanitation systems and safe water.35
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Source: https://www.cgidd.com/ (2020)

Policy and legislation
The Ministry of Energy, Agriculture, Fisheries, Environment, Regional Planning and
Urban Planning has the responsibility of overall administration of housing and
related issues. Previously, housing was under the responsibility of the Ministry of
Territorial Management, Urbanisation, Housing and Energy. One of the main
priorities of the government is the stable supply of energy at a reasonable cost
and which is accessible to all. Energy is considered indispensable for economic
development and for the supply of water, hospitals, schools, housing and transport.
The current institutional set-up for urban land management involves the ministries
responsible for finance, development planning and housing, and municipalities.
Even though the credit market is in an infant stage, the Central Bank of Comoros
has put in place prudential norms. In its 2015 report, the Central Bank of
Comoros reported that, following on-site inspection, it noted that compliance
with Bank Prudential Ratios were well respected by financial institutions, despite
the need to reinforce the internal audit function. In its 2016 annual report, the
Central Bank of Comoros highlights that the inspection carried out on the financial
institutions revealed some shortcomings in governance, in particular for credit
granted to managers, staff and board members.
In recent years, the government has undertaken several measures to enhance
financial intermediation and strengthen the country’s banking and financial sectors.
Such efforts include facilitating the entry for foreign banks, reforms to the
investment code in 2007, and establishing a National Agency for Investment
Promotion. The government has, in collaboration with the Central Bank of
Tanzania, the Central African Banking Commission, the French Prudential
supervisory authority and the IMF, strengthened regulatory and supervisory
frameworks to expand the scope of prudential regulations and increase the
effectiveness of control procedures. In line with credit risk management, old,
doubtful or contentious debts with a maturity of more than three years will have
to be fully provisioned.
Opportunities
Unemployment in the country is particularly high amongst young people. It has
been noted that the past political conflicts have led to a significant loss of jobs,
particularly in the urban areas where unemployment is relatively high. Many
unemployed people have turned to the informal sector for work. This has had
the effect of increasing the percentage of the unbanked population and those
without access to credit.
The authorities are working to transform Comoros into a dynamic emerging
market over the next decade by strengthening human capital, infrastructure and
governance. To this end, the country has been seeking aid support and foreign
direct investment.43 The country is in particular need of aid and foreign direct
investment due to severe constraints on domestic resources, weak fiscal revenue
and a high public wage bill. In addition, there is pronounced vulnerability to shocks
and the government budget depends to a high degree on volatile aid. Together
with credit constraints, this results in recurring liquidity shortfalls and arrears.44
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Websites
Central Bank of the Comoros www.banque-comores.km/
African Development Bank Group www.afdb.org/en/
Organisation for Economic Co-operation and Development
www.oecd.org/dev/africa/
The National Institute of Statistics and Economic and Demographic Studies
www.inseed.km/

Availability of data on housing finance
Information on the financial sector is published on an annual basis by
the Central Bank of Comoros. In addition, the Central Bank of Comoros
publishes a quarterly bulletin on its website composed of three parts:
the main quantitative indicators relating to monetary, banking and
financial developments, the evolution of balances of opinion resulting
from the business surveys carried out by the bank in certain sectors of
activity, and a thematic note which is chosen according to the news. The
Central Bank’s website is in French.
The Comoros Ministry of Agriculture, Fisheries, Environment, Territory
Planning and Urban has the responsibility of overall administration of
housing and related issues and is meant to publish information on
housing, however, its website has been under construction and cannot
be accessed at present.
Given the limited access to information on housing in the country, the
few real estate agencies that operate in the country can be a source of
information on the state of the housing sector in the country.
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Overview
The Central African Republic of the Congo (Congo) is a member state of
the Economic Community of Central African States and the Central African
Economic and Monetary Community (CEMAC). Congo’s economy is mainly
dependent on oil, which accounted for around 60 percent of economic
activities, more than 90 percent of exports and two-thirds of government
revenue in 2019.1 The oil price shock and delayed fiscal adjustment eroded
fiscal and external buffers and triggered a deep recession (2.8 percent in 2016
and 1.8 percent in 2017). Heavily indebted, especially to China,2 Congo was
among the world’s 76 poorest nations whose debt repayments in 2020 were
frozen by a G-20 moratorium in April 2020.3 The freeze aimed to help these
countries respond to COVID-19. Consequently, in 2020 the country will no
longer register a budgetary surplus of CFA514.722 billion (US$928.5 million),
which was voted in December 2019. It will instead register a budget deficit
of CFA779.740 billion (US$1.4 billion).4
Despite this, economic growth picked up by 2.2 percent in 2019, from 1.6
percent in 2018 after two years of recession.5 In 2020, an inflation rate of
3.5 percent, and a recession of 12.3 percent in a realistic scenario and 20.4
percent in a pessimistic scenario have been forecast by the Bank of Central
African States (BEAC) due to the impact of COVID-19 pandemic.6 Oil
revenues are expected to fall from CFA1.2 trillion (US$2.16 billion) to
CFA491 billion (US$887.34 million) in 2020, while tax revenues will decrease
from CFA846.984 billion (US$1.54 billion) to CFA347.663 billion (US$94.7
million).7
Affordable housing remains a major issue as the country grapples with an
exponential population growth and rising urbanisation. More than half of the
population are concentrated in the two major cities, Brazzaville and PointeNoire. This has resulted in an affordable housing shortage and, due to
increased demand, housing prices are high in these cities. As a result, an
estimated 77.5 percent of the urban population were living in slums in 2018.
The state is the main actor in the housing sector. However, despite the state’s
numerous interventions, one in two households do not have access to decent
housing.8 The National Development Plan 2018-2022 acknowledges that
some of the challenges of access include the high cost of building materials,
lack of a coherent housing policy, non-compliance with urban planning and

KEY FIGURES
Main urban centres

Brazzaville, Pointe-Noire

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

584.30 CFA Franc (XAF)
240.73 CFA Franc (XAF)

Total population [b] | Urban population [b]
Population growth rate [b] | Urbanisation rate [b]
GDP per capita (Current US$) [b]
Percentage of population below national poverty line (2017) [b]
Unemployment rate (% of total labour force, national estimate) (2017) [b]
Proportion of adult population that borrowed formally (2017) [b]
Gini coefﬁcient (2017) [b]
HDI country ranking (2018) [c] | HDI country score (2018) [c]
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Total number of formal residential dwellings in the country
Total number of residential properties with a title deed
Number of formal housing units built in this year
Price of the cheapest, newly built house by a formal developer or
contractor in an urban area in local currency units
Size of cheapest, newly built house by a formal developer or contractor in
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Typical monthly rental for the cheapest, newly built house
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World Bank Ease of Doing Business index rank [h]
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World Bank DBI Quality of Land Administration index score (0-30) [h]

n/a
n/a
n/a

Percentage of women who own a house alone: Total | Urban (2011) [i]
Percentage of households with basic sanitation services:
Total | Urban (2011) [i]
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Percentage of urban population living in slums (2018) [j]
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NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] BGFI Bank
[e] Ministry of Finances and Budget, MUCODEC

[f]
[g]
[h]
[i]
[j]

Central African Banking Commission (COBAC)
Republic of Congo, National Credit Counsel
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

construction standards and inaccessible land. Further, the lack of access to titled land
and affordable plots remains a real obstacle to investment in real estate.9
The government imposed a one-month lockdown on 31 March 2020, extended by
two weeks at the end of April 2020.10 The economy opened progressively in May
2020 and airports reopened on 24 August 2020.11 As a result of the lockdown, several
construction projects were stopped, leading to a 92 percent fall of activities. In April,
the government ordered the resumption of essential work at state-run construction
sites. The construction industry is an important provider of jobs in Congo. The closure
of private construction, which represents over 80 percent of the sector’s activities,12
delayed private funded projects, resulting in the escalation of unemployment. By the
end of May 2020, the unemployment rate in the construction sector was 62 percent.13
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To further address the impacts of the COVID-19 pandemic, the government
delayed tax collection and reduced corporate income tax by two percent for the
fiscal year 2020. A National Solidarity Fund worth CFA100 billion (US$179
million) was established in March 2020 to support businesses and households.
Donors to this fund were granted a 100 percent tax exemption. The BEAC
reduced the region’s interest rates, as follows: interest rate for tenders from 3.50
percent to 3.25 percent and the marginal lending facility rate from six percent to
five percent.14 The BEAC injected CFA500 billion (US$870 million) into the
sub-regional banking system,15 to mitigate the magnitude of COVID-19’s
macroeconomic effects and maintain financial stability. In April 2020, the World
Bank approved US$11.3 million for COVID-19 responses.16 The World Bank
reported a fall of diaspora remittances by 23.1 percent in Sub-Saharan Africa,17
inclusive of the Congo, and this presents significant challenges for people who rely
on diaspora money for survival, and to build or upgrade their houses.
The lockdown compounded the challenges of people living in informal settlements
and slums, with limited space for social distancing and obsolete infrastructure
(inadequate water, electricity and sanitation). To improve access to infrastructure
and basic services for people living in slums in Brazzaville and Pointe-Noire, on
12 August 2020 the government launched the first phase of the Urban
Development and Poor Neighbourhood Upgrading Project, known by its French
acronym as DURQUAP, in the Brazzaville townships of Moukoundzi Ngouaka and
Soukissa.18
Access to finance
There are 11 commercial banks in Congo. Despite the current crisis, the
Congolese banking system is doing relatively well, and has posted a balance sheet
total of 6.3 percent and a satisfactory development in other performance
indicators.19 Congo has one of the worst rates of financial inclusion on the
continent. Not having a formal bank account means exclusion from banking
services, in this case access to credit. Only 13 percent of the population has a
bank account.20 The low level of banking can be attributed to insufficient income
(poverty), lack of trust in the banking culture high levels of reliance on the informal
economy. The informal economy, which generated CFA3 trillion (US$5.5 billion)
in 2017, employs approximately 73 000 people.21 It is anticipated that by the end
of 2020, the national banking system will record non-reimbursed credits of nearly
CFA400 billion (US$721.6 million). However, due to the impact of the COVID19 pandemic, the government has urged banks and microfinance institutions to
restructure the debts of their customers, on a case-by-case basis.
Access to finance for housing is through the banks, such as the Société Générale
Congo, La Congolaise de Banque, Ecobank Congo, Credit du Congo and
Congolese Housing Bank or Banque Congolaise de l’Habitat (BCH). The state
owns 83.7 percent of BCH, and the bank is a central player in the mortgage
housing sector. Housing loan programmes, under BCH, are designed specifically
for people who want to acquire new houses from an approved property
developer, either build or upgrade their houses. The programme has four
categories: Housing Savings Plan, Housing Savings Credit, Direct Housing Credit
and the Self-construction Credit. BCH grants mortgage loans at subsidised rates
of around 6.5 percent through its housing savings products. Despite this, mortgage
credit remains underdeveloped, making it impossible to alleviate the existing
housing deficit. Mortgage loans are available to only 2.8 percent of the population.
This low percentage could also be attributed to the costs associated with
mortgages, because holders are required by the law to pay for mortgage
registration to the land register, annually. Commercial banks lack access to longterm resources and only grant short-term and medium-term credit.22 Created
in 2008 to provide housing finance and mortgage loans to boost home ownership,
the BCH is not effectively fulfilling this role due to the lack of long-term finance.
The National Housing Fund (NHF), created simultaneously by the state to provide
the BCH with the resources it needs to carry out its mandate, is not doing this
due to the lack of adequate structure and legislation. BCH’s outstanding mortgage
loans represent only 20 percent of its total credit. These loans are mostly in the
form of consumer credit, the terms of which do not exceed five years. The NHF
collects a monthly tax of two percent on private sector’s salaries and is holding
nearly CFA13 billion (US$23.5 million), which is intended to finance housing.23
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COVID-19 response
A lockdown was imposed from the end of March and extended by two
weeks. A progressive reopening began by mid-May.
The BEAC met on March 27 to reduce the CEMAC region’s interest
rates, as follows: interest rate for tenders from 3.50 percent to 3.25
percent, and the marginal lending facility rate from six percent to five
percent. Corporate income tax in Congo was reduced from 30 percent
to 28 percent.
The pandemic did not stop people from being evicted.
For informal settlements, Phase 1 of the Urban Development and Poor
Neighborhood Upgrading Project kicked off on August 12 in the
Brazzaville townships of Moukoundzi Ngouaka in Makélékélé and in
Sukissa (Ouénzé). Jointly funded by the government and the World
Bank for US$80 million, the project aims to improve access to
infrastructure and basic services for people in selected informal
settlements in Brazzaville and Pointe Noire, and strengthen government
and municipal capacity for urban upgrading to reduce the emergence
of new informal settlements.

Despite many microfinance outlets, few offer specific housing products due to lack
of access to long-term finance. In some instance, households invest in housing
through ordinary consumer credit.24 The Savings and Loans Funds, known by its
French acronym as MUCODEC, is the country’s leading microfinance institution
Affordability
Many Congolese struggle to access decent, affordable housing. Government
supported social housing units are costly and the process to acquire these is
onerous and lengthy. Completed social housing units can cost between CFA17.5
million (US$31 617) and CFA91 million (US$164 408), which people who earn a
minimum wage of CFA90 000 (US$159) cannot afford. Less than 4.9 percent of
the Congolese are covered by social protection programmes.25 The state-run
Société de Promotion Immobilière (SOPRIM) is the government’s real estate
developer, and houses are marketed using the Vente en l'Etat Futur d'Achevement
(VEFA) approach (also known as purchase off-plan, which consists of buying a
property which has not been completed). It involves six steps and a percentage
of the selling price is paid at various stages of building to when the keys are handed
over. VEFA has no options for those who fail to meet these requirements. The
poor resort to buying land in underdeveloped, low-lying areas prone to flooding,
landslides, and strong winds. Such a piece of land measuring 400m2 (20m by 20m)
costs between CFA1 million and CFA3 million (US$1 767 – US$5 300).26
Housing supply
Despite the high cost of building materials, many Congolese opt for selfconstruction. Over 90 percent of the housing stock has been built through selfconstruction, which accounts for nearly 248 000 housing units.27 Much of the
housing in the cities is supplied informally in poorly located areas making these
households vulnerable to natural disasters. In April 2020, floods destroyed houses
and businesses in Talangai, an impoverished neighbourhood of Brazzaville.28
Evaluations carried out in Brazzaville and Pointe-Noire showed that over 213 000
people have been affected by flooding caused by torrential rains that have been
falling since December 2019.29 A further challenge is the government’s arbitrary
evictions. On 18 August 2020, security forces chased away 39 families from a site
in Kintélé where they had been living in since 2014.30
The Ministry of Construction, Urbanism and Housing reports a need to construct
a minimum of 15 000 houses a year to resolve the housing deficit. The state is
lagging with its ambitious project, launched in 2005, to build 10 000 housing units
a year,31 due to the expropriation and relocation of households occupying
earmarked land and the lack of funding following the economic crisis. Housing
projects (ongoing and completed), such as Cité de Clairon, Camp 15-Août,
Bacongo, Oyo, Owando, Camp Mpila, Kintélé, Kindamba, Diosso, among others,
indicate the country’s infrastructural transformation. However, most of housing
built by SOPRIM remains too expensive for the average household.
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Stehroniope Expansion company plans to embark on future housing projects
including the launch of an industrial unit in Gamboma. The private-owned project
is anticipated to construct 2 400 wooden housing units a year. The company
signed a Memorandum of Understanding with the government for the purchase
of 800 housing units (400 in Brazzaville and 400 in Pointe-Noire).33 The World
Bank says the private sector is not involved in the housing sector, as it contributes
neither to real estate development (housing supply) nor to housing finance
through commercial banks (housing demand).34
Property market
Congo’s rental market has been in free fall since 2018 due to the economic crisis.35
In neighbourhoods where rent is expensive, tenants hit by the economic crisis
have been negotiating with landlords to decrease the price. Current rental rates
are as follows: a two-bedroom house rented in 2016 for CFA70 000 (US$126.30)
was reportedly rented at CFA50 000 (US$90.22) due to the cash crunch. A house
that was rented for CFA200 000 (US$360.87) in July 2018 had reportedly come
down by half by September 2018. Despite this, the rental price remained high in
the city centre of Brazzaville and upmarket suburbs. Renting a modern apartment
in the city centre of Brazzaville can cost between CFA1.5 million (US$2 680) and
CFA2.5 million (US$4 467) a month.
Major players in the housing sector are SOPRIM and the Ministry of Regional
Planning and the General Delegation of Major Works. SOPRIM programmes
include high and medium targets, as well as low-cost housing. The cheapest and
most economical unit is sold for CFA9 million (US$16 385), but selling prices vary
according to the income of the purchasing households. The resale market will
have a long way to recover after being affected by the economic crisis and the
COVID-19 pandemic.
Land management remains in the hands of the state. Landowners pay property
tax according to the Finance Act of 2019. Land tenure measures being
implemented by the government are expected to strengthen tenure security.
These include issuing land titles, registration of landowners, and an initiative to
create a one-stop-shop for land, among others. Only around six percent of
registered plots in the capital of Brazzaville have a title deed, according to the Land
Conservation Authority estimates. Registering a property takes 54 days through
five procedures and costs the equivalent of 13.6 percent of the property value.
The quality of land administration index is 3.5, which means it fares poorly,
compared to the average index of 9.0 in Sub-Saharan Africa and 23.2 in OECD
high income countries.36 The quality of land administration index has five
dimensions: reliability of infrastructure, transparency of information, geographic
coverage, land dispute resolution, and equal access to property rights. Past and
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Large state housing construction projects are also being financed by China through
a long-term debt of CFA332 005 440 000 (around US$600 million). However,
the Chinese funding, which has built over 1 000 luxury apartments, has not
boosted affordable housing.32 As of September 2020, these apartments remain
vacant due to the lack of adequate policies for allocation and a lack of customers
for the product.
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newly issued land records and cadastral plans are still being kept in a paper format.
The Deed Registration System is the type of land registration system, and the
Property Registry (Conservation foncière) is in charge of immovable property
registration. However, there is no electronic database for recording boundaries,
checking plans and providing cadastral information. Though a registrar or a notary
is responsible for verifying the identity of the parties involved in transactions, there
is no national database to verify the accuracy of the identity documents issued by
the government. The country also lacks a comprehensive electronic database for
checking for encumbrances (liens, mortgages and restrictions, among others).
Policy and legislation
The country faces an unprecedented wave of unstructured and uncontrolled
urban development. Although there is legislation that prohibits the occupation
and acquisition of land located in areas unsuitable for construction, people continue
to sell and allocate such land. Buyers, likewise, continue to buy and build on such
land because they are desperate for housing.37 In January 2020, during a meeting
with the Landowners’ Federation, Land Affairs Minister Pierre Mabiala announced
that the allocation of all land located in the peripheral zones has been prohibited
until further notice.38
With assistance from international partners, such as the United Nations
Development Programme and UN-Habitat, Congo is designing a sustainable
national policy for construction, housing and urban development.39 The policy
will allow each Congolese to have access to decent housing, in line with
environmental and cultural requirements, as well as basic collective and quality
social services.

Availability of data on housing finance
There is no centralised database for housing information in the Republic
of Congo. However, some information is available at the Ministry of
Construction, Urbanism and Habitat, the Property Registry
(Conservation foncière), as well as at SOPRIM, the state agency that
manages social housing projects.
Banking and finance information can be found at BEAC and the
Commission Bancaire de l’Afrique Centrale Congo offices and the
Ministry of Finances and Budget.
Investors can contact the Agence pour la Promotion des Investissements
– Congo and check the iGuide Congo (Guide de l'investissement de la
République du Congo). Information is readily available.
For online research, the best site for housing (logements sociaux) is the
Agence d’Information d’Afrique Centrale, which has a comprehensive
report on housing, land, property tax and land management. The Journal
Officiel de la Republique du Congo (Government Gazette) is also a
credible source for laws and regulation on property construction, land
occupation and land management.
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Opportunities
There is an opportunity in developing the rental market by targeting the urban
poor, mostly dwellers of Brazzaville and Pointe-Noire. There is also an opportunity
to provide thousands of low-cost quality houses to low-income earners through
rent-to-own schemes. There is also an opportunity to launch a poor-centred
mortgage section, mostly aimed at the informal sector earners.
Websites
MUCODEC https://www.mucodec.com/
Vivre au Congo http://www.vivreaucongo.com/
Banque Congolaise de l’Habitat http://www.bch.cg/
Ministère de la Construction et de l'Urbanisme https://www.construction.gouv.cg/
SOPRIM https://soprimcongo.wordpress.com/
API-Congo https://apicongo.org/
iGuides Congo https://theiguides.org/public-docs/guides/congo/databases
Stehroniope http://www.stehroniope.com/
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Overview
Côte d’Ivoire's economic growth has slowed but remained high at 6.86
percent in 2019, significantly above the West African Monetary Union
(WAMU) average of 6.6 percent.1 Côte d’Ivoire gained 12 places in the
World Bank Doing Business 2019 ranking (110 out of 190 countries). The
momentum to maintain a sustained growth regime over the medium term
remains. The Ministry of Construction, Housing and Urban Development
(MCLU) is concerned about two indicators – the granting of building permits
and the transfer of property ownership.2 The process of registering a
property remains at 30 days and six procedures and, although unaffordable
for most of the population, it is among the lowest in the region.
An economic slowdown in 2020 is likely, linked to the COVID-19 pandemic
and the possibly of presidential elections that could weaken private sector
arrangements. Growth could fall to 2.7 percent. The International Monetary
Fund expects a strong rebound to 8.7 percent by 2021.3 The monetary
stability guaranteed by the WAMU has kept inflation low (-1.1 percent in
2019 according to the World Bank). In 2020, the Central Bank of West Africa
States (BCEAO) forecast that “the inflation rate will continue to rise” at
around 1.9 percent in August 2020, “mainly due to continued increases in
food and oil prices, in a context where markets will be under-supplied with
local products”.4 A survey from the Ministry of Planning and Development
noted a decrease of 82 percent decrease in turnover (compared to March
2019) and an estimated decline in employment of 39 percent.5
Despite this, the government continues to implement its economic and
financial programme, notably through reforms outlined in the National
Development Plan 2016-2020, including a social and economic housing
construction programmme (150 000 housing units by the end of 2020).
Foreign investment is welcomed, particularly in the real estate development
sector. Moreover, with a turnover of CFA1.562 billion in 2018 (US$2.673
million), the Ivorian construction sector and public works sector is, according
to a study by GIBTP (Ivorian Building and Public Works Group), the third
largest sector providing employment through 3 048 companies in real estate.6
The entire production chain has contributed to reducing the housing deficit
in the country from 400 000 to 600 000.7 Since last year, it is even possible
to buy cement bags via an e-commerce platform.8 The growth of producers
of local materials is also a factor in this development.

KEY FIGURES
Main urban centres

Abidjan, Yamoussoukro,
Korhogo

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

584.30 CFA Franc (XOF)
235.17 CFA Franc (XOF)

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

25 716 544 | 13 176 900
2.55% | 3.45%
US$2 286
63.9%
2.6%
2.2%
41.5
165 | 0.52

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate [b]
Yield on 10-year government bonds
Lending interest rate (2018) [b]

US$58 792 million
6.85%
-1.11%
n/a
5.10%

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

696
US$65.70 million
8.4% | 15 years | 10%
0.11%
23
326 151
348 800 000 000 XOF
45

Total number of formal residential dwellings in the country (2012) [l]
Total number of residential properties with a title deed (2019) [g]
Number of formal housing units built in this year [h]
Price of the cheapest, newly built house by a formal developer or
contractor in an urban area in local currency units [I]
Size of cheapest, newly built house by a formal developer or contractor in
an urban area [e]
Typical monthly rental for the cheapest, newly built house [e]
Cost of standard 50kg bag of cement in local currency units [j]
Type of deeds registry: digital, scanned or paper [k]
World Bank Ease of Doing Business index rank [k]
Number of procedures to register property [k]
Time to register property [k]
Cost to register property as share of property price [k]
World Bank DBI Quality of Land Administration index score (0-30) [k]

2 823 795
4 210 000
15 000

Percentage of women who own a house alone: Total | Urban (2012) [l]
Percentage of households with basic sanitation services:
Total | Urban (2012) [l]
Percentage of households with no electricity: Total | Urban (2012) [l]
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2012) [l]
Percentage of urban population living in slums (2018) [m]

7.0% | 6.9%

15 000 000 XOF
55m2
100 000 XOF
4 500 XOF (US$7.70)
Computer - Scanner
110
5
39 days
7.1%
10

18.0% | 31.6%
44.1% | 11.8%
38.3% | 41.4%
60.1%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[h] Ministry of Construction, Housing and Town
[b] World Bank World Development Indicators
Planning (MCLU)
[c] Human Development Reports, United Nations [i] SIPIM
Development Programme
[j] Jumia.ci
[d] Bank of West African States
[k] World Bank Ease of Doing Business Indicators
[e] National Investment Bank
[l] Demographic and Health Surveys, USAID
[f] Ministry of Economy and Finance
[m] United Nations Human Settlements Programme
[g] Foncier Rural
(UN-HABITAT)

Access to finance
Côte d’Ivoire has the most developed banking sector in the WAMU area and innovative
activities are underway to promote financial inclusion. The country accounts for 30
percent of WAMU’s private accounts, 32 percent of ATMs and 70 percent of the
subscriptions to mobile banking services in the sub-region.9 The banking sector
comprises 29 banks, two financial establishments,10 48 licensed decentralised financial
systems (DFSs),11 and two financial institutions.
Since March 2020, the financial sector has been weakened by COVID-19 and the
associated economic downturn. “Money market Interest rates have fallen, and there is
a liquidity pressure at the banking level”12 in the context of implementing exceptional
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measures taken by BCEAO, through the promotion of electronic payments, the
refinancing of banks (COVID-19 bonds), and the postponement of maturities for
small and medium-sized enterprises (SMEs) in favour of microfinance institutions.
Banks’ own liquidity has deteriorated, with strong government demand and higher
imports. In view of the gradual recovery of the productive sectors, the Central
Bank has decided to lower its key interest rates: “The minimum bid interest rate
for liquidity injection tenders has been reduced from 2.5 percent to 2 percent
and the interest rate on the marginal loan shop has been reduced from 4.5 percent
to 4 percent”, effective from 24 June 24 2020.13 At the same time, the
government’s response and recovery plans should have a moderating effect and
reduce the economic impact of the pandemic on the banking system and ensure
the financing of economic activities.
According to BCEAO, the country’s total is significantly lower than the previous
year with CFA135.6 billion (short-term credit of US$232 million) and CFA16.2
billion (long-term credit of US$27.7 million) in April 2020.14 The prime rate
charged by the Ivorian banks is on average 10.82 percent with an average interest
rate of 14.51 percent.15
In general, banks finance mortgages through their deposits, the BCEAO or the
Regional Mortgage Refinancing Fund (CRRH-UEMOA).16 Its mission is to provide
long-term resources for the refinancing of mortgage loans to UEMOA’s credit
institutions, which are shareholders, by mobilising these resources on the WAMU
financial market or with development partners.17
Banks can also mobilise two specific tools for housing financing: the Housing
Support Fund and the Housing Mobilisation Account (CDMH). CDMH aims to
provide long-term resources to banking institutions, thereby facilitating access to
mortgages (the “revolving” financing principle). Resources are provided at belowmarket rates (two percent), in return for a cap on the exit rates of 5.5 percent.18
But this method is neglected.19 These measures should be supplemented by the
government to facilitate access to loans for developers and purchasers, as well as
the establishment of a guarantee fund to compensate for financial weaknesses
which, combined with the reduction of administrative delays, should encourage
developers to invest in the production of affordable housing.
With an Ivorian economy strongly based on the informal sector, 80 percent of
the population are not using banking facilities and are without access to these
formal financing methods. The 48 approved DFSs20 also participate in the financial
inclusion of nearly two million people for a total outstanding loan book of
CFA348.8 billion (US$597 million) and 326 151 loans granted in 2019.21 The
microfinance sector could contribute to the provision of financing access for
housing, especially for the undercapitalised households.22 In Côte d’Ivoire, only
UNACOOPEC (l’Union Nationale des Coopératives d’Epargne et de Crédit de
Côte d’Ivoire) funds construction and home improvement, MA2E experiments
with acquisition, Abengourou’s microcredit CREP and rural CEPE-CI housing
projects.23 A study by CAHF specifically addressing the role of COOPEC
(Coopératives d’Epargne et de Crédit) showed that “real estate credits account
for only 3.1 percent of the credits provided by DFSs”,24 due partly to the “limited
size and youth of the sector, the prioritisation of other activities, limited financial
resources, and the relative dynamism of banks”.25
Affordability
Housings needs in the country are estimated at between 400 000 and 600 000
dwellings. Two-thirds (68 percent) of Ivoirians are tenants, with up to four out of
five households in Abidjan in 2015.26 A PWC study estimates housing demand
of 40 000 to 80 000 units per year in Abidjan by 2030.27 According to the 2008
Employment Survey, earnings for both salaried workers and non-employees, was
uneven and mostly low, with 86 percent of monthly earnings below CFA183 000
(five times the monthly SMIG (guaranteed minimum interprofessional wage) of
US$313). In 2019, a CAHF study showed that nearly 94 percent of households
surveyed earned less than CFA300 000 (US$513) a month. The income comes
mainly from trade of goods (for almost two-thirds of women as heads of
households) and wages.28
Housing is therefore becoming increasingly difficult to access in the economic
capital. In 2015, housing-related spending accounted for about one-third of Abidjan
household spending (compared to 14 percent nationally).29 Only a small
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COVID-19 response
Measures were put in place from the beginning of the pandemic. The
government declared a state of emergency on 23 March 2020,57 a night
curfew was imposed and Greater Abidjan was isolated for nearly four
months, affecting inter-regional traffic, and the supply of materials from
the interior of the country.58 After a few months, construction sites
resumed operations.59 In addition, the closure of the borders has
prevented the arrival of new international investors and real estate
developers planning to participate in the national construction effort.
The Central Bank has proposed measures, including the postponement
of deadlines for SMEs, to reduce the impact of the pandemic on the
financial sectors and the economy.60
The government has ordered a suspension of eviction proceedings and
a ban on any increase in rents for a period of three months,61 and
Minister Bruno Nabagné Kone made recommendations on the landlordtenant relationship and the payment of rents.62

proportion of Abidjan households are able to acquire housing, and this acquisition
is usually made at a later stage.30 Approximately seven out of 10 homeowners
have accessed the property by inheritance. As a result, very few low-income
households invest in housing. It is similar for the tenants. The average monthly
expenditure on housing is CFA48 182 (US$72) for a three-bedroom unit in
Abidjan.31 The rent levels of the housing stock highlight the barriers to residential
mobility.
For the financing of real estate projects, 23 local banks offer home loans, mainly
located in Abidjan, and they apply an average rate of 8.38 percent over an average
term of 15 years.32 The borrowers contribute via a minimum personal down
payment of 10 percent and monthly instalments within the limit of the transferable
quota (from 33 percent to 57 percent of income).33 The National Investment
Bank proposes to support its clients in their first real estate acquisition with 5.5
percent interest and over a period of 20 years, particularly in the context of
business partners operations (Addoha Group for example). These provisions
were put in place to encourage the use of banks to finance housing while only “4
percent of homeowners who have bought or built their homes have used bank
financing or microfinance”.34
Unsurprisingly, the economic downturn linked to the COVID-19 pandemic has
had a significant impact on household affordability. It is still too early to illustrate
these difficulties, but demand from the poorest households is likely to increase.
For those who are likely to be excluded from the housing market, 50 000
households have received a quarterly allowance (social safety net) of CFA35 000
(US$60) since 2019.35
Housing supply
In Côte d'Ivoire, the housing supply is mainly made up of informal houses, built by
the households themselves. In Abidjan, the average household size is 5.4 compared
to 3.9 (its previous number) in 2015. Common yard housing and band houses
(housing identified by low fences and quiet spaces) are the most common forms
of habitat in Abidjan (42.7 percent and 27.6 percent in the greater area in 2015).36
Shacks represented 6.3 percent of housing stock in 2015 and are located on
undeveloped and illegally occupied land. According to the World Bank, 56 percent
of the urban population lives in slums.37
Real estate development was dominated during the 1970s and 1980s by two
public entities in charge of property development and management: SICOGI
(Ivorian Society of Construction and Real Estate Management), and SOGEFIHA
(Financial Management and Housing Corporation). Disengagement by the state
since 1987 has encouraged the development of private property developers.38
To meet housing needs, the government has been involved for nearly a decade in
the mass production of affordable homes (economic and social). To date, of the
150 000 economic and social housing units to be built by 2020, 15 000 have been
delivered or are being delivered mainly on the outskirts of Abidjan in SongonKassemblé, Bingerville and Grand Bassam. Incentive tax measures (a 50 percent
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Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
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PPP$12 001 – PPP$23 000
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The Alliance and Addoha Groups are starting to deliver a standardised and
economical apartment offering (such as Akwaba Residences). According to a 2015
study by Knight Frank, the new housing supply in the capital was less than 3 000
units a year.39 In 2019, the government wanted to forge partnerships with
international partners with more advanced financial capacity and technical skills,
such as China and Indonesia, to produce nearly 250 000 homes, prioritising
affordable housing and leasing (65 percent).40 Unfortunately, the arrival of these
partners has been delayed by the COVID-19 pandemic, but should be effective
once international travel becomes easier.
Property markets
The real estate market in Abidjan is considered as one of the largest in the West
African region and has grown by 18 percent annually since 2011.41 This is
expressed by a competitive real estate market, reaching high prices for the Abidjan
population seeking to stay in the most attractive neighbourhoods. A four-room
apartment can be rented for between CFA800 000 and CFA1.2 million a month
(between US$1 369 and US$54) in Cocody or Plateau.42 Even the neighbourhoods usually home to the most modest populations (Yopougon, Abobo,
Bingerville) offer houses for between CFA100 000 and CFA200 000 a month
(US$171 to US$342).43 This forces the most modest households to rent only
one room for around FCA50 000 a month (US$86).44
The purchase price per square meter is estimated at an average of CFA600 000
(US$1 027).45 The cheapest house on the Abidjan market is CFA15 million
(US$25 672), located in Yopougon,46 with three rooms built on a plot size of
between 55m2 and 120m2.47 The sale of so-called “social houses” is capped at
CFA12.5 million (US$21 393) for social housing and CFA23 million (US$39 363)
for economic housing.48
The office and commercial real estate market are growing in the economic capital
in “Green Plateau, Eco Bank, Bridge or Workshop with an average rent of around
CFA20 000m2 (US$34) per month”.49
It is still too early to measure the impact of COVID-19 on the Abidjan real estate
market. Government measures to protect tenants from evictions and prohibit
rent increases for a period of three months50 have, however, delayed the difficulties
faced by the residents.
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- - - Average annual household income needed for the cheapest newly built house by a formal developer, 2019
Average annual household income using expenditure, 2019 (PPP$)

reduction in income taxes for developers that allocate 60 percent of their
production for social housing) and the servicing and purging of customary rights
were meant to support developers, but the high cost of land, delays in servicing,
lack of experience in large-scale development projects, and lack of dedicated
funding has hampered the implementation of the programme.

600

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

Côte d’Ivoire has gradually adopted comprehensive regulation on housing and
urban planning. The land acquisition procedure remains cumbersome despite the
introduction of the one stop-shop for building permits in March 2019 because it
requires the mobilisation of many ministries and services. This reform was
accompanied by a reduction in registration fees and miscellaneous costs and the
introduction of an electronic land registry to streamline land acquisition.
Opportunities
Housing needs remain extremely high and are far from being met. The economic
and social impact of the COVID-19 pandemic and the presidential elections at
the end of October 2020 make the business climate relatively uncertain. However,
regulatory reforms initiated at the beginning of the year support the development
of the housing sector, providing an improved framework for supply development
and private investment.53 The creation of a unique window for domestic and
international private investment reinforces the scheme (“business creation
procedures, investment approval and industrial land applications’’).54
In this context, the government must redouble its efforts to make up for the delays
in implementation of the ambitious Presidential Social and Economic Housing
Program and make land acquisition procedures fluid. Partnerships with foreign
investors and developers should be realised once international travel become
easier again and this should boost housing production.

Availability of data on housing finance
While some of the data is made available by major international
organisations and the National Institute of Statistics (created in 1996),
the challenge of accessing recent housing finance data remains a major
one in Côte d'Ivoire. The Central Bank provides a lot of short-term
data on financial dynamics but little on the housing sector (especially
mortgages). Knowledge of supply and demand remains approximate
and explains, in part, the difficulties encountered in housing production.
At different levels, public authorities have tackled the problem: the
government has set up an open data platform;55 with the support of
the African Bank of Development, the MCLU has committed to
producing a 2012-2017 Statistical Yearbook, with the support of the
European Union and the geo-referencing of the recently produced
housing supply.56 But these relevant initiatives require regular updating.
The WAMU, with the support of the World Bank, is supporting two
West African universities to establish a Centre of Excellence for Housing,
which aims to set up data collection and provision of data for all
stakeholders in the eight WAMU states.

Policy and legislation
A new Building and Housing Code51 was introduced in 2020, repealing “the
previous provisions, including the area of residential leases, building permits, building
sales, and real estate development” but also “the profession of real estate agent,
property administrator and agent for sale or lease of commercial funds”.52
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Websites
Central Bank of West Africa States https://www.bceao.int/
Association Professionelles des Banques Etablissements Financiel de Cote d’ Ivoire
http://www.apbef-ci.net/
National Investment Bank https://www.bni.ci/index
Ministry of Construction, Housing and Town Planning http://construction.gouv.ci/
Addoha Africa https://www.addoha.ci/
Alliances http://alliances.ci/
Statista https://www.statista.com/
Ministry of Economy and Finance https://www.tresor.economie.gouv.fr/
Ministry to the Prime Minister http://www.investissementprive.gouv.ci/
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Democratic Republic of Congo
Badienzele Isaiah Mutombo, Durban University of
Technology (DUT)

Overview
The Democratic Republic of Congo (DRC) is a classic example of the
paradox of plenty, being simultaneously rich in natural resources while the
population remains extremely poor.1 The DRC is Africa’s largest copper
producer and the world’s largest cobalt producer, but its political instability
and high inflation rate discourage international investors.2 Consequently,
there is a high expectation from the new coalition government, led by Felix
Antoine Tshisekedi Tshilombo, who assumed office in January 2019, to address
this political and economic uncertainty.
The DRC covers an area of 2 344 858km2 and includes a population of
86 790 million. Twelve of the DRC’s major cities have been growing by
approximately 4.7 percent a year.4 Accompanying this growing population,
the urbanisation rate has climbed over 30 percent in the past 50 years,
reaching 40 percent in 2015.5 This urban dynamic has led to a related surge
in building and housing supply.6 Nonetheless, the DRC has a housing deficit
of about four million units7 with an estimated 77.5% of the urban population
living in slums.

KEY FIGURES
Main urban centres

Kinshasa, Lubumbashi
Boma, Goma

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

1 897.42 Congolese Franc (CDF)
979.55 Congolese Franc (CDF)

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

86 790 567 | 39 095 679
3.19% | 4.50%
US$557
46.5%

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

US$47 320 million
4.38%
8.40%
n/a
26.75%

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

n/a
US$106 million
14% | 25 years | n/a
0.22%
6
1488
2 823 305 CDF
18

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

n/a
n/a
2 500

65.0%
3.0%
61.0
179 | 0.46

65 997 901 CDF
30m2
107 497 CDF
16 500 CDF (US$8.70)
Paper
183
8
38 days
10.1%
9

Percentage of women who own a house alone: Total | Urban (2013) [j] 6.4% | 3.2%
Percentage of households with basic sanitation services:
Total | Urban (2013) [j]
18.4% | 21.2%
Percentage of households with no electricity: Total | Urban (2013) [j] 86.4% | 54.4%
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2013) [j]
42.7% | 44.5%
Percentage of urban population living in slums (2018) [k]
77.5%
NB: Figures are for 2020 unless stated otherwise.

The DRC’s national development plan (Plan National Stratégique de
Développement) covers five years (2017 to 2021). This plan focuses on
developing the DRC into an emerging market economy by 2030.8 As part
of this process, the government of the DRC has articulated its will to
reorganise and improve the housing sector.9 However, the DRC struggles
with many socioeconomic problems such as ongoing conflicts,
mismanagement of resources, food insecurity and, most recently, the
COVID-19 pandemic. As detailed in President Tshilombo’s speech on the
60th independence anniversary, COVID-19 has shown how the DRC
depends on international donors to buttress its economic health. The
International Monetary Fund (IMF) has approved a FC689 123 million
(US$363.27 million) loan under its Rapid Credit Facility to assist the DRC’s
economy in the face of a looming balance of payments crisis, made worse by
falling mineral prices.10 An additional FC89 159 million (US$47 million) has
been sourced from the World Bank to support the DRC’s response to the
pandemic.11 Before the pandemic there was a slight increase in housing
supply and private housing development in the country.12
The DRC’s real gross domestic product (GDP) is projected to drop by about
six percentage points from 2019 to 2020, lowering from 4.4 to -2.2 percent.13

[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Rawbank
[e] Central Bank of Congo
[f] Élan RDC

[g]
[h]
[i]
[j]
[k]

Expat.com
Cement.net
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

Accompanying this economic contraction, inflation derived from changes in the
consumer price index (CPI) is set to average 11 percent in 2020, up from 4.8 percent
in 2019.14 There has also been a depreciation in the Congolese franc over the past
year.
Access to finance
The DRC’s banking system, which functions largely through the central bank, the Banque
Centrale du Congo (BCC), is being reorganised with a view to its improvement. The
financial sector includes 19 licensed banks, a national insurance company (Societe
National d’Assurances, the National Social Security Institute, one development bank,
Société Financière de Development and a savings fund (Caisse générale d’épargne du
Congo).15 The host of smaller institutions facilitating access to finance encompass: 120
microfinance institutions and cooperatives; 78 money transfer institutions (dispersed,
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primarily, through Kinshasa, Kongo Central, North and South Kivu and the former
Katanga provinces); three electronic money institutions, and; more than 16 foreign
exchange offices.16
The Banking Association of Congo reports that banks increasingly offer savings
accounts that pay approximately three percent interest, and 65 percent of the
population saves, but only 4.7 percent do so through a bank.17 The World Bank
ranked the DRC at 152 out of 190 countries for ease of accessing credit in 2020,
and, in the same year, for ease of doing Business, placed it at 184 out of 190
economies.18 A credit bureau needs to be set up, and bankruptcy laws reinforced,
to protect the rights of borrowers and lenders to bolster lending.19 Public debt
and external debt was low, at 17.5 percent of GDP and 9.9 percent of GDP,
respectively, in 2020 which may mostly reflect limited access to financing for the
government.20
Numbeo mortgage analysis reveals that, in Kinshasa, the average mortgage as a
percentage of income stands at 476.89 percent.21 Its analysis shows that in other
cities the average mortgage as a percentage of income reaches 832.05.22
Mortgage interest rates vary from 17 percent to 25 percent a year, for 20 years.23
Similarly, the interest rates for housing loans are high at 24 percent, but not nearly
as high as the rates for microfinance loans, which range from 30 percent to
60 percent a year.24 The non-performing loan ratio rose to 17 percent in 2018,
from 16 percent in 2017, while the regulatory standard is five percent.26 The
provisions set aside to cover non-performing loans at the end of December 2018
were 67 percent, compared with 45 percent in late December 2017. Among the
top 10 banks in the DRC, only Rawbank offers mortgage products to clients.
However, the rise of major pan-African banks (Ecobank, Bank of Africa, Equity Bank,
to name a few) raises the possibility of more banks offering mortgages to
employees of major enterprises under the new government.27
The DRC’s financial sector has a key role to play in making growth more inclusive
and less dependent on commodity prices.28 In pursuit of this, the DRC needs
financial infrastructure and markets projects that modernise payment systems and
increase availability of medium- to long-term financing to micro, small, and medium
enterprises.29 The BCC is a prominent player in financial markets, providing finance
and refinancing for banks, and loans and advances to credit institutions.30 An
analysis of the DRC’s housing finance situation indicated that the DRC is one of
the countries in the world with the least financial market proliferation, as only
26 percent of the adult population have any form of financial account, and only
15 percent have an account with an institution.31 This denotes a low level of
access to finance and to financial institutions that could facilitate housing loans.
Affordability
The employment rate is 60 percent32 reflecting 40 percent of unemployment in
2019, with approximately 70 percent of the population living on less than FC3 604
(US$1.90) a day.33 This indicates that more than half of the population is excluded
from access to housing finance.
Housing demand is affected by high lending rates (26.7 percent)34 by commercial
banks, making it hard for most Congolese to access financial services. The upshot
of this is constrained effective demand, and a lack of access to affordable and
sustainable housing.35 Ninety percent of workers make less than FC5 691
(purchasing power parity US$3.10) a day and are therefore classified as the
“working poor”,36 a demographic excluded from access to housing finance.37 An
analysis of housing affordability indicated that the cheapest affordable home built
by a developer cost FC75 880 000 (US$40 000).38 This is even unaffordable for
the average medical doctor who earns FC1 081 290 (US$570) a month. Even
with such a relatively high salary, only 30 percent of this income bracket can afford
to build their own house.39 In the DRC, for an average monthly net salary (after
tax) of FC1 453 671 (US$766.30) mortgage Interest rates vary from 17 percent
to 25 percent yearly, for 20 years.40
The government of the DRC is addressing the affordability constraints worsened
by the pandemic by offering assistance with services and housing. The policies to
be implemented include supplying of water and electricity energy free of charge
to certain households and sectors, lowering interest rates, granting grace periods
on mortgage repayments, and placing a moratorium on the eviction of tenants
who were unable to meet their rental obligations from March to June in 2020.41
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COVID-19 response
In the wake of the pandemic, the DRC has put in place housing-related
responses to COVID-19, such as granting grace periods on loan
repayments and prohibiting the eviction of tenants who did not honour
their commitments from March to June 2020. The government of the
DRC is also shifting spending to limit the projected financing gap in 2020
to the impact of the pandemic, and to avoid an increase in the stock of
advances from the central bank. A lockdown period of three months
was imposed.
The BCC has responded to the pandemic by decreasing the key rate
from nine percent to 7.5 percent and the reserve ratio from two
percent to zero percent in a bid to increase liquidity in the economy. To
this end, it has postponed, until January 2022, any increase in the
minimum capital requirements for banks, savings and credit co-operatives
and microfinance institutions. The BCC has also introduced measures
to stimulate company activity, making available finance from the Fund for
the Promotion of Industry at a zero rate, and freezing loan classification
rules, which will reduce penalties and fees for non-performing loans. The
BCC has also implemented a special refinancing window with a maturity
ranging from three to 24 months.
There is no documentation on government responses to informal
settlements or evictions.

Housing supply
Many suppliers are needed to produce the annual housing requirement of 263 000
units a year.42 The firm Karmod is set to complete 900 houses in 2020.43 Private
operators have also been completing social housing in different areas of Kinshasa.44
Several other construction companies, including Starstone and Hapi Congo, have
built commercial buildings and residential houses.
The government has responded to the housing deficit by implementing supplyside interventions with particular attention to the cities of Kinshasa and
Lubumbashi.45 However it must be noted that the typical unit price, which can
be more than FC47 425 000 (US$25 000), is unaffordable for a typical working
lower middle income household in Kinshasa.46 So while the demand for affordable
housing is evidently high, past and ongoing housing projects from the government
cater more for the needs of middle income and relatively wealthy individuals.47
These individuals earn above FC1 892 420 (US$1 000), and represent less than
10 percent of the population.48
The DRC’s informal housing market involves a process that takes years to
complete housing. People start by purchasing a piece of land outside of the town
and then incrementally build their home.
Property markets
The DRC real estate sector needs to attract investors as the country requires
substantial investment in infrastructure to deliver affordable housing at scale. The
real estate sector has very few developers, both private and public.49
The prime yields for renting certain property are as follows: 10 percent can be
realised in the DRC’s retail market, with rents of FC56 910 m2 (US$30m2) a month;
industrial property yields 15 percent at FC18 970m2 (US$10m2)a month; offices
yield 10 percent at FC56 910m2 (US$30m2) a month;, and the residential market
yields eight percent rent of FC18 970 000 (US$10 000) a month for a fourbedroom executive house.50 In Kinshasa, a hectare in well-serviced residential
areas costs about FC189 700 000 (US$100 000), which is an indication of the
higher values of serviced land.51 A one-bedroom apartment outside of Kinshasa’s
centre costs between FC663 950 (US$350) and FC4 742 500 (US$2 500) a
month.52 The prices canvassed cater to less than 10 percent of the population,
and as such are not affordable for the vast majority of Congolese people.
According to Rand Merchant Bank (RMB), Kinshasa was placed within the top five
cities across Africa on gross rental yields for the year of 2018.53 This confirms
that it can be relatively lucrative to invest in the DRC’s real estate sector.
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DEMOCRATIC REPUBLIC OF CONGO
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000

PPP$38 930

PPP$23 001 – PPP$40 000
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86 790 567

Urbanisation rate:

4.50%
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newly built house:

65 997 901 CDF

House price PPP$:

PPP$67 376
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that could afford this
house with ﬁnance:

0.68%
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979.55
Congolese franc
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- - - Average annual household income needed for the cheapest newly built house by a formal developer, 2019
Average annual household income using expenditure, 2019 (PPP$)

However, COVID-19 is expected to depress real estate markets to the detriment
of developers and contractors.54 The effect on real estate has been exacerbated,
as housing developers are facing liquidity constraints due to reduced demand and
reduced financing for borrowers, alongside decreasing access to finance for
construction developers.55
The World Bank Doing Business 2020 report places the DRC at 183 out of 190
economies for general ease of doing business, based on a mixture of objective
indicators.56 A specific contributing indicator to this index is the “ease of dealing
with construction permits”; ranking 144 of 165 economies in 2020, the DRC has
been improving its position on the scale in recent years, a reflection of positive
developments in the housing and construction sectors.57 Currently, it requires
13 procedures and takes 122 days to obtain a construction permit, this process
costing approximately 13.8 percent of the warehouse value.58 The change from
2019 is notably positive, as in 2019 the process of obtaining a construction permit
cost 15.8 percent of a warehouse’s total value.59 For property registration, the
DRC is ranked 159 out of 190 economies, down from 156 in 2019.60 Property
registration can be completed in 38 days through eight steps.61 There are,
however, innovations which may improve these processing times. For instance,
the potential to digitise land tenure and title systems is promising, as seen through
a recent initiative by a local firm, Congo Check.62
Policy and legislation
There are four legislative objectives for the DRC’s housing sector: reorganising
the housing sector; enhancing land improvement policies; supervising the real
estate sector; and fundraising to support housing for poor and vulnerable
households.63
Act 11/020 of 15 September 2011 lays out a framework within which
microfinance institutions can operate64 and supports extending banking to the
broader population. Act No. 15/005 of 17 March 2015 liberalises the insurance
sector and creates an environment attractive for non-public insurance businesses.
This Act established the Insurance Regulatory and Control Authority to control
microfinance activities. Other policy decisions affecting the BCC are aimed at
reducing policy interest rates.66

2 000

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

Opportunities
The DRC presents enormous opportunities for investors, given the housing
demand and deficit.72 The DRC will reach nearly 145 million inhabitants in 2050
(60 percent urban residents and 40 percent rural compared to 42 percent and
58 percent in 2014).73 The city of Kinshasa accounts for 54 percent of housing
demand, with around 143 000 units a year needing to be constructed.74
COVID-19 presents an opportunity to redefine and reinvigorate efforts to better
plan and manage urbanisation in preparation of these demographic changes.75
The housing sector could continue to benefit from technological advancements
in digitalising land titling, a possibility shown by Congolese firm Check.76
Availability of data on housing finance
Data related to housing such as housing finance, housing affordability,
housing supply, the property market, and the regulatory framework are
limited.
Data must often be obtained from international sources such as the
United States Central Intelligence Agency, the IMF, UN-Habitat, United
Nations Development Programme, World Bank Group, and the African
Development Bank Group.
Therefore, information gaps apply more to data on access to finance for
housing, household housing affordability, and the housing regulatory
framework.

Websites
DR Congo National Agency for the Promotion of Investment
https://www.investindrc.cd/
Investors Clubs https://investorsclubs.org/
Congo Invest Consulting http://www.congo-invest.com/
The Heritage Foundation https://www.heritage.org/

The ownership of land, and the rights of use associated with land, are regulated
by the 1973 General Property Law (Law No. 73-021).66 This law sets standards
to regulate the purchasing, sale and leasing of land.67 In addition, the circular Note
No. 005/CAB/MIN/AFF FUNC/2013 of 12 June 2013 details the procedure and
the transfer period of land and property rights.68 The Land Law No.15/025 of 31
December 2015 on leasing and non-professional rents regulates the real estate
sector and lays out the role of real estate agencies.69
The DRC’s regulatory framework is facilitative of public-private partnerships, and
uses these to supply and demand more housing units.70 An example of one such
public-private partnership is Karmod, which has partnered with Kinshasa Metro
and Starstone, which formed a public-private partnerships with the national
government of the DRC.71
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Djibouti
Dr Moses M. Muthinja, Kenyatta University

Overview
Djibouti is a small country located in the Horn of Africa, with a population of
about one million people.1 The population comprises 60 percent Somali,
35 percent Afar, originally from Ethiopia, as well as French, Italian and Arab
minorities.2 The population is predominantly Muslim (94 percent) and six
percent Christians but there is tremendous religious tolerance and peaceful
co-existence. Between 1975 and 1991, a sizeable number of refugees
escaping Ethiopian civil wars moved into the country, a trend observed until
2018 when Eritrea and Ethiopia signed a peace agreement. The country has
less 1 000km2 of arable land, which represents 0.04 percent of its total land
area, making it almost entirely dependent on imports to address its food
requirements.3
Djibouti’s advantage comes from its strategic location along the Red Sea
linking Africa and the Middle East. This strategic location has attracted a
number of countries such as the United States, China and Japan, as well as
the North Atlantic Treaty Organization, to establish military bases in the
country.4 Djibouti Port is located along the Suez Canal, Red Sea and the
Gulf of Aden shipping route, which connects the Mediterranean Sea and the
Indian Ocean, considered one of the most important waterways in the
world.5 It is estimated that 30 percent of all annual global shipping goes
through this important, albeit narrow, passage. Analysts argue that Djibouti’s
geostrategic location coupled with its stability in a volatile region has made it
a central focus for world powers.6
Djibouti is highly urbanised with 85 percent of the population living in urban
areas7 of which 64.5 percent live in slums. Its urbanisation is by necessity, in
view of the little rural agricultural production possible because of its harsh
climatic conditions.8 As such, no other nation in its lower middle income
status is as urbanised. The poor rural conditions have effectively pushed most
of the population to urban areas but with no employable skills or income to
keep up with the cost of urban living. Basically, high urban population growth
has significantly driven the need for housing without a corresponding supply.
This is because demand must be matched by ability and willingness to pay
for the housing at a given price over a given period. In 2018, Amina Abdi,
Djibouti’s Minister for Housing was quoted as saying: “The Government of
Djibouti has the ambition to eliminate slums in its territory and provide good
living conditions to all its citizens.”9

KEY FIGURES
Main urban centres

Djibouti City

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

177.84 Djiboutian Franc (DJF)
103.91 Djiboutian Franc (DJF)

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

973 560 | 758 549
1.52% | 1.69%
US$3 408
46.3%
5.8%
n/a
41.60
171 | 0.50

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

US$3 319 million
7.47%
3.32%
n/a
n/a

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

n/a
US$84.56 million
7% | 22 years | 20%
4.30%
n/a
n/a
n/a
3

n/a
Total number of formal residential dwellings in the country
n/a
Total number of residential properties with a title deed
n/a
Number of formal housing units built in this year
Price of the cheapest, newly built house by a formal developer or
5 400 000 DJF
contractor in an urban area in local currency units (2019) [f]
Size of cheapest, newly built house by a formal developer or contractor in
30m2
an urban area (2019) [f]
Typical monthly rental for the cheapest, newly built house (2019) [f]
57 597 DJF
Cost of standard 50kg bag of cement in local currency units (2018)
1 244 DJI (US$7.00)
Type of deeds registry: digital, scanned or paper [g]
Computer - Scanner
World Bank Ease of Doing Business index rank [g]
112
Number of procedures to register property [g]
6
Time to register property [g]
24 days
Cost to register property as share of property price [g]
5.6%
World Bank DBI Quality of Land Administration index score (0-30) [g]
7
Percentage of women who own a house alone: Total | Urban [h]
Percentage of households with basic sanitation services:
Total | Urban [h]
Percentage of households with no electricity: Total | Urban [h]
Percentage of households with 3+ persons per sleeping room:
Total | Urban [h]
Percentage of urban population living in slums (2018) [i]

n/a | n/a
n/a | n/a
n/a | n/a
n/a | n/a
64.5%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] National Institute of Statistics of Djibouti
[e] Researchgate.net publication: Microﬁnance and
Poverty Reduction Evidence from Djibouti

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

Expatistan.com
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

To address this commitment, Djibouti allocated Fdj 3 922 million (US$22 054 010),
6.1 percent of gross domestic product (GDP), to housing subsidies in 2020.10 In
addition, Djibouti has over the years experienced a significant influx of refugees from
war-torn neighbours such as Somalia, Eritrea and Yemen. The World Bank documents
that, as of January 2020, the country was hosting 30 794 documented refugees and
asylum seekers, largely concentrated in Ali Addeh, Holl and Markazi refugee camps.11
Djibouti requires, at a minimum, decent housing to accommodate 15 percent of its
population that are currently deprived of the most basic amenities. An estimated
150 000 citizens live in refugee-like conditions but are undocumented.12 In addition,
it is estimated that one-third of the Djibouti population lives in slums, and trend spurred
by both internal and external migratory pressures and an absence of affordable
accommodation options.13
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As at September 2020 Djibouti had reported 5 403 COVID-19 cases, 5 333
recoveries and 61 deaths.14 This represents a significant infection and death rate
in view of the country’s population size of less than one million. As such, the Africa
Centres for Disease Control and Prevention argues that Djibouti had the highest
COVID-19 prevalence in Africa.15 Nonetheless, Djibouti has made a number of
efforts to contain the spread of the virus and mitigate its effect on housing. First,
the government ordered lockdowns, but then lifted the restriction in May 2020
largely due to economic hardship experienced by the predominantly poor
population.16 The COVID-19 response was boosted by the approval by the
International Monetary Fund (IMF) of a Fdj 7.7 billion (US$43.4 million) loan to
the country to not only fight the pandemic but also as debt relief under the
Catastrophe Containment and Relief Trust to address the COVID-19 pandemic.
The loan is expected to provide revenue of Fdj 4.1 billion (US$2.3 million) over
five months, and possibly up to Fdj 14.6 billion (US$8.2 million) over 23 months
from May 2020.17
Access to finance
Djibouti has a well-functioning financial system, albeit undeveloped. The banking
system is regulated by Banque Centrale de Djibouti (Central Bank of Djibouti),
which manages the country’s currency and foreign exchange.18 Although the
country is surrounded by war-torn neighbours, which account for the majority its
immigrants, it recorded economic growth of 7.47 percent as measured by real
GDP19 in 2019 and one of the lowest inflation rates in Africa at 3.32 percent20 in
2019. Typical mortgage lending rates averaged seven percent in 2019.21
Djibouti’s financial system expanded from 2000-2006, increasing access to banking
from five percent to seven percent over the same period.22 Further, the country
has one of the most stable interest rate regimes in the Horn of Africa region.
While Djibouti’s laws mainly promote foreign investment, evidenced by absence
of investment screening or related discriminatory approaches, complicated
bureaucratic red tape is prevalent.
According to the 2020 Index of Economic Freedom, the country’s economic
freedom score increased by 5.8 points to 52.9 compared to its 2019 score.23 The
improvement in the score was largely due to a sharp increase in its property rights
score. As of August 2020, Djibouti had eight retail banks, three Islamic banks, two
currency exchanges, seven foreign exchange bureaus and nine cash transfer
companies.24 However, the World Bank Doing Business 2020 report observes
that Djibouti has no comprehensive and functional electronic database for checking
mortgages.25
Generally, private enterprises and individuals experience major hurdles accessing
finance from commercial banks, which are highly risk averse.26 In effect, commercial
banks rarely lend to start-ups and have a high preference for established businesses
that have the required collateral. However, contract enforcement of collateral
may be hampered by opaque property rights in an inept judicial system. The
country’s non-performing loans expressed as a percentage of total bank loans was
16.04 percent in 2019 with an average of 17.33 percent between 2012 and 2019.
This represents a poor performance on loan repayment by global standards of
5.06 percent.27
Djibouti’s microfinance sector is largely underdeveloped, has low coverage and
market penetration rates are very low, hampering business financing access.28
Affordability
The majority of the population have low or negligible disposable income,
evidenced by an extremely high poverty rate of 79 percent with 42 percent living
in extreme poverty.29 In addition, unemployment rates rose from 10.26 percent
in 2018 to 10.30 percent in 2019.30 While unemployment rates in the country
grew by 0.04 percent pre COVID-19, this was further aggravated by COVID-19
lockdowns that rendered many unemployed in 2020. Data is yet to be released
on the full impact the lockdowns had on unemployment in 2020. Nevertheless,
even those retained in employment were paid 70 percent of their salary, with
40 percent paid by employers and 30 percent by the government. The effect of
these shocks is likely to suppress demand for decent housing and more resources
directed to food items.
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COVID-19 response
The country imposed COVID-19 restrictions on 23 March 2020 that
entailed general lockdowns, save for essential services. The country has
made tremendous efforts aimed at cushioning its people from the
vagaries of COVID-19. For instance, according to the United Nations
(UN), Djibouti footed the cost of repatriation of its citizens from Somalia,
United Arab Emirates,Turkey, Pakistan and Ethiopia. In addition, the UN
report observes that the government issued an order to the National
Security Fund to offer employees compensatory indemnity to cover
their partial inactivity. Under this indemnity arrangement, 30 percent of
employees’ gross salaries were financed by the government while
employers absorbed 40 percent for three months.
The Central Bank of Djibouti responded to COVID-19 by taking
emergency measures at the bank level as well as for banking institutions
and the market. The bank ensured that hygiene and containment
provisions enacted by the government were adhered to while
safeguarding the continuity of banking nationally. Alongside the
government, the Central Bank also took action directed at stimulating
financial markets to address the short- and long-term effects of the
pandemic. The measures entailed the inclusion of the Central Bank
governor and executives in the National Response Committees dealing
with the socioeconomic impact assessment of the pandemic.

According to Numbeo,31 renting an apartment in Djibouti city centre costs
between Fdj 107 247 (US$603) and Fdj 235 891 (US$1 326) a month for a onebedroom and three-bedroom apartment, respectively, and between Fdj 60 000
(US$337) and Fdj 88 772 (US$499) a month to rent a one-bedroom or twobedroom apartment outside Djibouti city, respectively. Notably, it costs Fdj
285 000 (US$1 602) and Fdj 185 000 (US$1 040) per square meter to buy an
apartment in the city centre and outside the city centre, respectively. In a country
where unemployment rates are high and the average after tax salaries18 amount
to Fdj152 432 (US$857), decent housing in Djibouti appears out of reach for the
majority of the population. As 85 percent of the population lives in urban areas
and 15 percent of urban dwellers are limited to refugee-like shelters, Djibouti is
in dire need of decent affordable housing.
The presence of several foreign military bases in Djibouti brings relatively high net
worth spenders into the country. Chinese, Americans and Somalis are seen as
the major buyers and/or renters of villas in Djibouti.32
Housing supply
The World Bank observes that management of land and urban services has not
grown in tandem with migratory pressures, leading to poor supply of basic social
amenities as well as access to these.33 Although urban development is growing,
this has largely been uncontrolled, further exacerbating the mushrooming of slums
without basic amenities.34 Djibouti is prone to earthquakes with implications for
construction costs. For instance, according to the World Bank, the cost of including
earthquake-prone building standards in construction is prohibitive in both the
formal and informal sectors,35 which affects the supply of affordable housing.
Conversely, immigrants into the country have been observed to contribute
positively to Djibouti housing needs. For instance, the bulk of real estate
development is driven by Somalis who prefer investment in property rather than
keeping money in banks.
Property markets
Djibouti is a peaceful country even though it is located among countries ravaged
by war, such as Somalia and Yemen. Although the majority of the population are
extremely poor, a segment of the population has very high disposable incomes. It
appears the country has no middle income segment and that the population falls
within two extremes, poor or rich.
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Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000
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973 560
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The Service des Domaines et de la Conservation Fonciere is responsible for the
registration of title deeds and maintains a database of registered titles to property.
In addition, the documents required for completion of any type of property
transaction are available online. All immovable properties must be registered to
make it possible for third parties to place a caveat on the properties if needed.
Residential homes in Eastern Africa, where Djibouti is located, are not commonly
seen as resale assets but as use assets, owing to customary practices. As a result,
resale markets are mainly non-existent or underdeveloped.
Property markets may not be too significantly affected by COVID-19 considering
the economy had reopened in September 2020. However, the impact may be
delayed and affect property deals at a later date as a result of transactions delayed
by government closures and lockdowns. The pandemic could also potentially end
up creating more housing as development organisations mobilise to support
housing in Djibouti, especially with refugee resettlement.
Policy and legislation
Djibouti has building laws and regulations accessible to the public in official gazettes
and through online platforms free of charge.39 Licensed engineers are required
by law to verify whether building plans comply with existing building regulations.
In 2018/19 Djibouti introduced central and unified notice-based collateral
registries.40 However, although the acquisition and disposition of property rights
is officially protected by the country’s legal system, the Heritage Foundation41
observes that the quality of enforcement of the rights lags below the global
average. This, the Heritage report argues, is mainly due to executive interference
in the justice system and entrenched corruption.

30

35

Urban

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

Evidence suggests that Djibouti has made significant strides in improving its business
environment, as documented by the World Bank. The country impressively moved
up 55 places globally in its Doing Business rank.36 The country moved from 154
globally in 2018 to 99 in 2019, effectively joining the top 100 countries. However,
the World Bank Doing Business 2020 registering property score ranks Djibouti
117 globally. There are six procedures involved in registering property and on
average the procedures take 24 days at a cost of 5.6 percent of the total value of
the property.37 This implies that property transfer transactions take a short period
and at low transaction cost compared to neighbouring countries. For instance,
Ethiopia is ranked 142, Eritrea 178, Egypt 130 for registering property. As the
World Bank Country Representative for Djibouti Mr. Auto Sack observes, “the
reforms undertaken by the Government of Djibouti to improve the business
environment can be a catalyst for change in the country’s economic landscape”.38
This will hopefully have a positive impact on property markets in the country.

25

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

Opportunities
The World Bank approved approximately Fdj 4.5 billion (US$25 million) financial
assistance to the country in 2020 to enable economic growth by improving access
to essential services.44 According to the World Bank, the support will strengthen
economic and social conditions in areas hosting refugees so as to support not
only the refugees but also the host communities. In addition, the funding is aimed
at supporting a long overdue population census, economic census (the first of its
kind), national accounts preparation as well as a programme of economic and
household surveys aimed at updating statistics and sustainable data generation.45
This funding, if properly used in line with the objectives, has a number of
implications for both the country and potential home developers. First, increased
data availability through the population and economic censuses will help address
Djibouti’s lack of publicly available data. Therefore investors will be able to obtain
reliable and timely data for business decision-making. Second, although the
available information does not specifically state how the amount Fdj 1 778 361 427
(US$10 million) will be directed towards responding to displacement impacts,
capacity will be required to develop the infrastructure for refugee host
communities. The funding may also support incremental housing development,46
especially in refugee host communities while enabling construction of badly needed
refugee housing.
Evidence suggests that lenders in Djibouti are averse to lending to borrowers with
no adequate collateral and that Djiboutian finance their housing through personal
savings. This implies that economic interventions to support homeownership in
the country should perhaps focus on economic empowerment of the wider
populace. Such economic intervention(s) may take the form of increased fiscal
spending on public projects that create employment at the grassroots level to
raise purchasing power, effectively spurring aggregate demand in the country. This
will hopefully increase overall savings with wide and positive implications for
poverty reduction and residential housing demand.
Lastly, relatively wealthy Chinese, Yemeni and Somalis have been arriving at a
significant rate to take advantage of the peaceful environment in the country and
the opportunities created by major infrastructure projects planned, such as roads
railways and ports.47 As such, although most locals may not afford new housing,
the new projects continue to attract foreigners into the country who have high
purchasing power and are in need of decent and affordable housing. This presents
potentially attractive opportunities for possible investors in the Djibouti housing
market.

In addition, the country has introduced policies which were not implemented by
the government. For instance, in 2015 Djibouti committed itself to achieving 100
percent renewable energy status by 202042 with 60MW of wind power to be
fully funded by the Qatar Development Fund and 200MW of solar photovoltaic
energy developed by Canada-based Sky Power. As of September 2020, the
government had made little progress in completing the planned projects.43
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Central Bank of Djibouti www.banque-centrale.dj/
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1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

21

22

23

24

25

26
27

28

Central Intelligence Agency The World Fact Book. Dijbouti. https://www.cia.gov/library/publications/theworld-factbook/geos/dj.html (Accessed 5 September 2020.
Infoplease (2012). Djibouti Overview: Land and People.
https://www.infoplease.com/encyclopedia/places/africa/djibouti/djibouti-country-africa/land-and-people.
(Accessed 20 September 2020).
World Bank (2019). The World Bank in Djibouti.
https://www.worldbank.org/en/country/djibouti/overview#:~:text=Djibouti%20is%20one%20of%20the,of%20
about%20865%2C000%20(2011).&text=Djibouti's%20strength%20lies%20in%20its,Africa%20and%20the%20
Middle%20East (Accessed 20 September 2020).
Dahir L.A. (2017). How a tiny African country became the world’s key military base. Quartz Africa.
https://qz.com/africa/1056257/how-a-tiny-african-country-became-the-worlds-key-militarybase/#:~:text=Analysts%20say%20Djibouti's%20geostrategic%20location,critical%20corridor%20for%20inter
national%20shipping (Accessed 20 September 2020).
Goche, S. (2016). Djibouti: A Tiny Haven with Strategic Importance in a Troubled Neighbourhood. Future
Directions. https://www.futuredirections.org.au/publication/djibouti-a-tiny-haven-with-strategic-importance-ina-troubled-neighbourhood/ (Accessed 20 September 2020).
Goche, S. (2016). Djibouti: A Tiny Haven with Strategic Importance in a Troubled Neighbourhood. Future
Directions. https://www.futuredirections.org.au/publication/djibouti-a-tiny-haven-with-strategic-importance-ina-troubled-neighbourhood/ (Accessed 20 September 2020).
Central Intelligence Agency. The World Fact Book. https://www.cia.gov/library/publications/the-worldfactbook/geos/dj.html (Accessed 5 September 2020).
Katuri, S.C. (2018). The African Country more urbanized than Germany. OZY Media Company.
12 February 2018. https://www.ozy.com/around-the-world/the-african-country-more-urban-than-germanybut-abysmally-poor/83536/ (Accessed 30 August 2020).
World Bank (2018). World Bank supports efforts to upgrade Djibouti slums.
https://www.worldbank.org/en/news/press-release/2018/11/09/world-bank-supports-efforts-to-upgradedjibouti-slums (Accessed 5 September 2020).
IMF (2020). IMF Staff Country Reports: Country Report No. 20/159.
https://www.imf.org/en/Publications/CR/Issues/2020/05/12/Djibouti-Requests-for-Disbursement-Under-theRapid-Credit-Facility-and-Debt-Relief-Under-the-49410 (Accessed 28 August 2020). Pg. 1.
World bank (2020). Djibouti COVID-19 Response (P173807).
http://documents1.worldbank.org/curated/en/871621585102093306/pdf/Project-Information-DocumentDjibouti-COVID-19-Response-P173807.pdf (Accessed 28 August 2020). Pg. 4.
World Bank (2018). World Bank supports efforts to upgrade Djibouti slums.
https://www.worldbank.org/en/news/press-release/2018/11/09/world-bank-supports-efforts-to-upgradedjibouti-slums (Accessed 5 September 2020).
World Bank (2017). Djibouti Integrated Slum Upgrading Project (P162901).
http://documents1.worldbank.org/curated/en/713441554358897696/pdf/Concept-Project-InformationDocument-Integrated-Safeguards-Data-Sheet-Djibouti-Integrated-Slum-Upgrading-Project-P162901.pdf
(Accessed 3 September 2020). Pg. 4.
Worldometer. Djibouti – Coronavirus cases. https://www.worldometers.info/coronavirus/country/djibouti/
(Accessed 20 September 2020).
Anadolu Agency (2020). Djibouti sees rapid spike in COVID-19 cases.
https://www.aa.com.tr/en/africa/djibouti-sees-rapid-spike-in-covid-19-cases/1817295 (Accessed 20 September
2020).
Aljazeera (2020). People need to make a living: Djibouti eases COVID-19 lockdown.
https://www.aljazeera.com/news/2020/05/living-djibouti-eases-covid-19-lockdown-200510100155951.html
(Accessed 20 September 2020).
IMF (2020). Press Release No. 20/211. https://www.imf.org/en/News/Articles/2020/05/08/pr20211-djiboutiimf-executive-board-approves-disbursement-under-the-rcf-to-address-covid-19 (Accessed 20 September
2020).
Banque Centrale de Djibouti. Banque Centrale de Djibouti. https://banque-centrale.dj/index.php/institutionsfinancieres-specialisees/ (Accessed 20 September 2020).
Statista (2020). Djibouti: Growth rate of the real gross domestic product (GDP) from 2009 to 2021
compared to the previous year. https://www.statista.com/statistics/529223/gross-domestic-product-gdpgrowth-rate-in-djibouti/ (Accessed 20 September 2020).
World Bank. Inflation, consumer prices (annual %) – Djibouti. https://data.worldbank.org/indicator/
FP.CPI.TOTL.ZG ?locations=DJ (Accessed 20 September 2020).
Statista (2020). Prevailing mortgage interest rates in Africa in 2019, by country.
https://www.statista.com/statistics/789843/mortgage-interest-rates-africa-by-country/ (Accessed 28 August
2020).
New African (2020). Djibouti: Maintaining a financial gold standard. www.newafricanmagazine.com/22630/
(Accessed 28 August 2020).
Heritage Foundation (2020). 2020 Index of Economic Freedom.
https://www.heritage.org/index/country/djibouti (Accessed 30 August 2020).
Central Bank of Djibouti (2020). Banking Establishments. https://banquecentrale.dj/index.php/etablissements-bancaires/ (Accessed 30 August 2020).
World Bank (2020). Doing Business 2020.
https://www.doingbusiness.org/content/dam/doingBusiness/country/d/djibouti/DJI.pdf (Accessed 30 August
2020). Pg. 24.
Myfinb. Djibouti. https://myfinb.com/djibouti/ (Accessed 30 August 2020).
The Global Economy (2020). Djibouti: Non-performing loans.
www.theglobaleconomy.com/Djibouti/nonperforming_loans/ (Accessed 30 August 2020).
Making Finance Work for Africa. Financial Sector Overview. https://www.mfw4a.org/country/djibouti
(Accessed 30 August 2020).

98

Availability of data on housing finance
Djibouti does not have well-established institutions tasked with carrying
out statistics in general and housing statistics in particular. There is no
specific organisation, private or public, that collects and shares data on
housing finance in the country. Consequently, housing research on
Djibouti requires gleaning data from multiple sources, almost all of which
are based outside the country. When official government sources exist,
most of them are outdated and have not been updated recently. As the
primary official language in Djibouti is French most government
documents are in French. International organisations such as the World
Bank, IMF and the Food and Agriculture Organization (FAO) provide
more updated and reliable data on the country than government
sources.
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Overview
Egypt is one of the most diversified and powerful economies in the Middle
East with a population of over 101 million people. According to JPMorgan
Chase,1 Egypt is the only country in the Middle East and North Africa
(MENA) that has successfully preserved the confidence of all three global
rating institutions.2 It is also one of the only two countries3 in the MENA
region whose economy is expected to grow at a rate of two percent4 by the
International Monetary Fund (IMF). The gross domestic product (GDP) grew
by 5.6 percent during the 2018/19 fiscal year, compared 5.3 percent the
previous year, and this is mainly driven by investments and net exports. This
led to a decrease in the unemployment rate to 7.7 percent by the first quarter
of 2020 compared to 8.9 percent of the first quarter in 2019.5 The annual
urban inflation recorded 4.2 percent in July 2020, compared to 8.7 percent
in July 2019.
The issue of affordable housing is on the agenda of the government. The
Housing Ministry estimates that Egypt needs 500 000 housing units to be
built for five years to match the population growth and fill the housing gap.6
Egypt’s population is growing at a rapid rate of two percent yearly (by about
two million a year), which perpetuates the housing supply shortage. Rania
Al-Mashat, Egypt’s Minister of International Cooperation, notes that
“Affordable housing is essential to contributing to national socio-economic
development and the achievement of the United Nations’ Sustainable
Development Goals”. The Social Housing and Mortgage Finance Fund
(SHMFF) is working to provide units for low and middle income segments
through mortgage loans with a 20-year repayment period. To support the
government’s target to provide more than one million homes to low-income
households by 2024, the World Bank extended its support with E£500 million
(US$31 million) to increase the SHMFF’s capacity, improve the affordability
of the low income households, and increase the number of beneficiaries by
31 percent.7 Social housing has been noted by the Prime Minister as one of
the important tools for the achievement of social justice. As such, the Egyptian
government has committed the necessary funds for the SHMFF, in a way that
contributes to expanding the building of housing units for the social housing
project.8
In 2020 the government introduced measures to protect the economy as a
response to COVID-19. On 15 March 2020, the Central Bank of Egypt (CBE)

KEY FIGURES
Main urban centres

Cairo, Alexandria, Giza

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

16.13 Egyptian Pound (EGP)
3.64 Egyptian Pound (EGP)

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

100 388 073 | 42 895 824
1.98% | 2.04%
US$3 020
23.0%
12.1%
6.3%
n/a
116 | 0.70

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate (2019) [b]
Yield on 10-year government bonds
Lending interest rate (2018) [b]

US$303 175 million
5.56%
14.50%
n/a
16.12%

Number of mortgages outstanding
Value of residential mortgages (Current US$) (2017) [d]
Typical mortgage rate [e] | Term [e] | Deposit [f]
Ratio of mortgages to GDP
Number of mortgage providers [g]
Number of microﬁnance loans outstanding [h]
Value of microﬁnance loans in local currency units [h]
Number of microﬁnance providers [i]

n/a
US$26.40 million
8% | 10 years | 10%
0.01%
27
3 200 000
17 800 000 000 EGP
969

n/a
Total number of formal residential dwellings in the country
3 450 000
Total number of residential properties with a title deed [j]
326 263
Number of formal housing units built in this year (2019) [k]
Price of the cheapest, newly built house by a formal developer or
447 000 EGP
contractor in an urban area in local currency units [l]
Size of cheapest, newly built house by a formal developer or contractor in
123m2
an urban area [l]
Typical monthly rental for the cheapest, newly built house [m]
4 500 EGP
Cost of standard 50kg bag of cement in local currency units [k]
42 EGP (US$2.60)
Type of deeds registry: digital, scanned or paper [n]
Computer - Scanner
World Bank Ease of Doing Business index rank [n]
114
Number of procedures to register property [n]
9
Time to register property [n]
76 days
Cost to register property as share of property price [n]
1.1%
World Bank DBI Quality of Land Administration index score (0-30) [n]
9
Percentage of women who own a house alone: Total | Urban (2014) [o]
Percentage of households with basic sanitation services:
Total | Urban (2014) [o]
Percentage of households with no electricity: Total | Urban (2014) [o]
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2014) [o]
Percentage of urban population living in slums (2018) [p]

1.9% | 2.2%
97.5% | 98.9%
0.2% | 0.1%
20.1% | 13.7%
5.2%

NB: Figures are for 2020 unless stated otherwise.

Member organisations of the African Union for Housing Finance (AUHF):
Social Housing and Mortgage Finance Fund
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Central Bank of Egypt
[e] Alahly Mortgage Finance
[f] BDC - Mortgage Finance
[g] Mortgage Finance Fund, Amwalalghad
[h] Financial Regulatory Authority of Egypt

[i]
[j]
[k]
[l]
[m]
[n]
[o]
[p]

Daily News Egypt
Almal Newspaper
Central Agency for Public Mobilization and Statistics
Memaar Almorshedy-Talaat Mostafa and Beta Egypt
3k Real Estate
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

reduced the interest rates by 300 basis points. The overnight deposit and lending rates
fell to 9.25 percent and 10.25 percent respectively, and the main operation and discount
rates are both at 9.75 percent. Furthermore, the CBE postponed all credit entitlements
to institutional and individual clients (including loans for consumption purposes and
real estate loans for private housing) in addition to small and middle-sized companies
for six months, without applying additional fees and fines for the delay in payments due.
The CBE directed banks to supply credit limits for companies to fund working capital
and compensations. In July, the government launched a new initiative to stimulate
consumption and encourage local products. Furthermore, the CBE cut the interest
rate for its offered mortgage incentive from 10 percent to eight percent (decreasing).9
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Access to finance
The government is working hard to increase access to finance for low and middle
income people through the World Banks’s Country Partnership Framework with
Egypt, and different mortgage initiatives. In September 2020, there were
27 mortgage finance institutions made up of 19 banks and eight companies.10
The government has introduced a mortgage financing initiative for middle-income
people worth E£50 billion (US$3.1 billion), which includes providing financing with
a maximum of E£2.25 million (US$140 000) for the price of a fully finished unit
with an area of 150m2, at a 10 percent diminishing interest rate for 20 years. In
terms of the initiative, a customer must pay 20 percent as a down payment of the
unit value, provided that the customer’s monthly income does not exceed
E£50 000 (US$3 098) for a family or E£40 000 (US$2 479) for an individual. Due
to COVID-19, the interest rate has been modified to eight percent diminishing
instead of 10 percent. Also, the Financial Regulatory Authority (FRA) ordered
mortgage financing companies, factoring and leasing companies to give a six-month
grace period to any client on request.11
During April 2020, the Mortgage Finance Fund did not provide any funds,
compared to 489 contracts with a value of E£55.5million (US$3.44 million)
provided in April 2019. The total amount of mortgage finance granted decreased
by 84.2 percent to E£62.7 million (US$3.89 million) in April compared to
E£395.8 million (US$23.9 million) in April 2019. Between January and April of
2020, the mortgage finance companies provided funds worth E£750 million
(US$46.5 million) compared to E£836.4 million (US$51.8 million) over the same
period the previous year. Also, the refinance value sharply decreased by
79.5 percent in April to E£33 million (US$2 million) from E£161 million
(US$10 million) in April 2020.The number of mortgage finance contracts also fell
by 92 percent from 1 037 to 83 over the same period.12 The number of mortgage
contracts given to people with an income of up to E£2 500 (US$154.9) was 179,
with a value of E£18.3 million (US$1.13 million), while those falling within the
income range of E£2 500 - E£3 500 (US$154 - US$217) received 68 contracts
with a value of E£6.8 million (US$421 461) during January and April of 2020.
Those with income more than E£3 500 (US$217) had 610 contracts with a value
of E£725.1 million (US$4 44.9 million).13
During the first quarter of 2020, around 3.2 million customers benefited from
microfinance with a value of E£17.866 billion (US$1.11 billion). Sixty-three percent
of the beneficiaries were females and 37 percent were males. The microfinance
companies’ share of the total figure represents 52 percent, with a value of E£9.296
billion (US$576 million) given to 1.192 million citizens, while non-governmental
organisation category provided about 40 percent. The FRA reported that 59 new
entities were licensed to engage in microfinance activities. The number of
microfinance entities thus increased to 969, alongside 1 618 branches, during the
first quarter of 2020. Furthermore, there were 2 456 beneficiaries of nanofinance14 products receiving E£577.300 million (US$35 million) in the first quarter
of 2020. Digital cash instalments reached E£99 million (US$6.1 million) delivered
by 43 000 clients. A total of E£405 million (US$25 million) in finance had been
granted through electronic means at the end of February 2020 to 30 000
customers.15

COVID-19 response
To fight the spread of COVID-19, the government imposed a curfew
on 25 March 2020, from 7pm to 6am. The curfew was lifted on 27 June
2020. All means of public and private transport were suspended during
curfew hours. Schools and universities were closed on 15 March and
flights were suspended from March 19 until March 31. Shops closed
from 5pm until 6am. On 15 March, The CBE lowered the interest rate
by 300 basis points. Following that, the CBE reduced the discount
interest rate offered under its support programmes for factories,
homebuyers and tourism companies to eight percent from 10 percent.
Also, it put limits on ATM withdrawals and electronic payments to
E£30 000 (US$1 860) for individuals and E£40 000 (US$2 480) for
companies. The government postponed the real estate tax payment
due on factories for a period of three months. Furthermore, the
government targeted 1.5 million irregular workers and supported them
with E£500 a month (US$31) for three consecutive months starting on
13 April 13 2020.

Since the second half of March 2020, house prices have been declining. The
average price per square meter of residential land recorded an annual decrease
of 12 percent, the average price of a residential apartment registered an annual
decrease of 17.9 percent, and the annual growth of the average price of a
residential villa declined to below 0.4 percent.17
The real estate sector in Egypt faces major challenges in catering for both
consumer demand and limited purchasing power. To solve this gap, the Real Estate
Development Chamber signed a co-operation protocol with Banque Misr, which
aims at reviving Egypt’s mortgage finance sector and providing customers with an
affordable and favourable payment plan to encourage the buying of housing
units.18
Housing supply
The Government of Egypt is working hard to cover the estimated gap of 500 000
housing units by building new cities with more affordable prices across Egypt, such
as New Capital City, Al Alamein City, New Fayoum City, New Aswan City and
New Mansoura City.19 The World Banks’s ongoing Inclusive Housing Program will
help Egypt to provide affordable housing to almost one million low and middle
income Egyptians by 2024. Since 2015, 287 600 households across the country
have already benefited.20
The Prime Minister has indicated there were government discussions around new
finance mechanisms for the construction of 250 000 social housing units. In May
2020, the Housing Ministry announced that 428 000 units have been constructed
while the building of a further 194 000 units are underway.21

Affordability
According to the Central Agency for Public Mobilization and Statistics (CAPMAS)
expenditure and income survey of 2017/18, about 32.5 percent of Egyptians lived
below the poverty line compared to 27.8 percent in 2015. CAPMAS set the
national poverty line at E£735.7 (US$45.6) a month. The extreme poverty line
for an individual was E£5 890 (US$365) a year in 2017/18 affecting 6.2 percent
of Egyptians.

According to CAPMAS, 281 3000 units were built in 2018/19 at a total cost of
E£94.6 billion (US$5.9 billion) compared to the 326 000 units built during 2017/18,
showing a 13.8 percent decrease in units produced. Economic housing was ranked
first with 151 700 units (53.9 percent) compared to 169 800 units the previous
year. The government built 100 005 units (35.7 percent), 83 600 of which were
economic housing units. According to the same report, the private sector built
180 800 units. The One Million Units Project, delivered 67 700 units in 2018/19.
The number of built units in the Dar Masr housing project of average housing was
4 500 compared to 13 000 units in 2017/18.22

According to the SHMFF, 1 166 citizens were financed during April 2020, with 91
percent of these citizens qualifying for social housing projects. Twenty-seven
percent of the beneficiaries were between 21-30 years and 48 percent were
between 31-40 years. Also, 45 percent of the beneficiaries work in the private
sector, and 45 percent are married with families. Those with an income of
E£1 501 - E£2 000(US$93 - US$123) represent the highest portion with 30
percent of the total number of beneficiaries, followed by those who earn E£2 001
- E£2 500 (US$123 - US$154) at 21 percent. Ninety-three percent of the
subsidised units were 93m2 in size.16

Property market
The real estate sector contributes significantly to the Egyptian economy. It
represents 20 percent of the total economic volume and 10.5 percent of the
Egyptian Stock Exchange capital. COVID-19 has strongly affected the sector,
causing a 50 percent decrease in its profits. The real estate sector, which has
investments of almost E£200 billion (US$12.4 billion), recorded a decrease in sales
and a decline in profits during the first quarter of this year, compared to the same
period in 2019. The rate of collecting instalments from clients before the COVID19 pandemic was close to 98 percent. However, this rate decreased in February
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EGYPT, ARAB REP.
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
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According to the Nationwide Building Society, Egypt’s real estate index fell by 34.14
percent during the first quarter of 2020, compared to the previous year, a 22.61
percent year-on-year decline, and house prices fell sharply by 29.67 percent
between the last two quarters.24
According to the Cairo Real Estate Market Performance report, primary and
secondary rents in the retail market have increased by five percent to 10 percent
yearly. It also reported that the real estate market remained stable in the second
quarter of 2020, despite the challenging global economic conditions.25
Dr Hussein Jumaa, President of the Real Estate Preservation Association,
announced in June that 75 percent of real estate in Egypt is not registered, and
300 000 properties have technical problems. He added that the informal sector
is a severe threat to real estate wealth, as it leads to the decrease in the prices of
nearby formal properties, and in this case the price drops by almost half.26
According to the Doing Business 2020 report, Egypt ranked 74 out of 190
countries in the dealing with construction permits index compared to the 68th
ranking attained last year. It takes 76 days and nine procedures to register a
property in the country, and it costs 1.1 percent of the property value.27
Policy and legislation
President Abdel Fattah el-Sisi has removed restrictions on foreign ownership of
land and property in Egypt to boost the housing market especially in projects such
as the New Administrative Capital. He has also allowed the government to use
its land for public-private partnership schemes, which makes Egypt an interesting
market for foreign investment.28 The President has also ratified Law No. 23/2020
amending certain provisions of the Real Estate Tax Law. The new amendments
authorise the cabinet to approve tax exemptions on completed properties used
in productive industries and strategic services for a specified period as determined
by the cabinet.29

6 000

Urban

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

and March to below 70 percent. This is likely going to affect the ability of
companies to carry out new business. During the first quarter, companies
experienced an increase of “cancellation of reservations” owing to consumer fears
of the repercussions of the crisis and failure to fulfil their obligations which affected
the companies’ liquidity.23

5 000

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

of the property, which is assessed every five years by the tax authority. The real
estate tax is levied at a flat rate of 10 percent.33
Opportunities
The Housing Minister said that the ministry is offering support to investors and
real estate developers. The aim is to accelerate the development of real estate
projects34 and to attract Arab and foreign investments in the sector through
facilitating land allocation procedures and solving problems that were faced in
previous periods. He mentioned that the National Strategic Plan for Urban
Development in Egypt 2052 aims to double Egyptian urban areas from six percent
to 14 percent, in order to provide various development opportunities.35
Due to the government and CBE initiatives, it is expected that the property sector
will flourish despite the pandemic. However, sales may remain low until the end
of 2020.36 In addition, the Real Estate Development Chamber’s chairman
announced that the chamber is working on projects in co-operation with the
investment climate committee for developing the business environment for
developers.37

Availability of data on housing finance
In Egypt, the main source for macroeconomic data is the Central Bank
of Egypt, which provides data related to GDP, balance of payment,
investments, and monetary sector data. The Ministry of Finance is
responsible for budget sector data, which it releases a monthly bulletin.
With statistical data, some housing finance related statistics can be found
on the Central Agency for Public Mobilization and Statistics website. It
publish a census report, the monthly informatic bulletin, and an annual
housing report. These reports include data on the number of housing
units built during the year and the type of housing built, including social
housing or private investments. It also publishes a monthly bulletin with
information on building material prices. Data related to mortgage and
microfinance can be found on the financial regulatory authority website.
However, there is a shortage of data related to loans to construction
and building purposes. There is no data published related to housing
resale or building cost.

In May 2020, the government temporarily suspended construction permits for six
months for new private housing, which will affect the housing supply and the
delivery date for different developers. This decision applies in Greater Cairo,
Alexandria, and big cities nationwide.30 Building violations will be referred to
military prosecutors. By July 2020, the government had submitted around 6 000
building violations to the military for prosecution and demolished thousands of
unlicensed buildings. A total of 14 964 illegal buildings have also been
demolished.31 In November 2019, the FRA approved a microfinancing programme
called Nano Finance to integrate the informal economy in the formal sector.32 In
Egypt, the real estate tax is imposed on real properties, and is paid by the owner.
Whether the property is leased out or not, the tax is imposed on the rental value
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Websites
Central Bank of Egypt https://www.cbe.org.eg/
Central Agency for Public Mobilisation and Statistics https://www.capmas.gov.eg/
Financial Regulatory Authority https://www.fra.gov.eg/jtags/efsa_en/index_en.jsp
Egyptian Ministry of Finance https://www.mof.gov.eg/
Global Property Guide https://www.globalpropertyguide.com/
United Nations Development Programme http://hdr.undp.org/
Ahram online http://english.ahram.org.eg
Egypt Property Law http://www.egypt-property-law.com/
JLL https://www.jll.co.uk/
ALmasry aLyoum https://www.almasryalyoum.com/
Social Housing and Mortgage Finance Fund https://www.shmff.gov.eg/
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Overview
The Republic of Equatorial Guinea is an upper middle income country
composed of a small mainland, Rio Muni, and small islands including Bioko
where the capital Malabo is located. The country is a member of the Central
African Monetary and Economic Community (CEMAC) subregion with an
estimated population of over 1.3 million. It is well endowed with natural
resources including oil, gas and arable land, and mineral resources including
gold, petroleum, uranium, diamond and columbite-tantalite. The CEMAC
subregion has a central bank and a common currency – the CFA franc, which
is pegged to the euro.
In 2018, Equatorial Guinea scored 1.92 out of 10 based on 60 indicators on
the Economist Intelligence Unit’s Democracy Index. On this Index, Equatorial
Guinea was ranked 161 out of 167 countries, making it one of the most
authoritarian governments in the world.1 The country has further faced
ongoing issues with corruption. According to Transparency International’s
2018 Corruption Perceptions Index, it scored only 16 points out of 100,
averaging only 18.55 points from 2005 until 2018.2 Finally, it ranks 178 out
of 190 economies in the World Bank Doing Business 2020 report.3
Equatorial Guinea’s Horizonte 2020 programme has aimed since 2017 to
diversify the economy and introduce an innovative culture to improve the
quality of life for all its citizens.4 According to Ge-Proyectos Vice President,
Alejandro Mitchel, “There used be no social housing, but now we have built
approximately 20 000 homes, as well as large important hospitals and
educational centres.”5 In addition, Equatorial Guinea’s government has
worked hard to attract investors. Equatorial Guinea boasts modern
infrastructure, an interconnected “transport network of roads, airports and
seaports, an electrical grid that has capacity to cover 95% of the country’s
energy requirements and programmes that now focus on developing
Equatoguinean human capital, technological advancement and a government
wholly invested in creating an enabling business and economic environment”.6
The economy has, however, been shrinking. At its peak in 2012, its gross
domestic product (GDP) was CFA12.5 trillion (US$22.39 billion). GDP
halved in 2018 to CFA6.1 trillion (US$11.03 billion).7 The projected real
GDP growth for 2020 is -5.5 percent.8 This trend is mainly attributable to
the fall in state revenues from oil, a resource the country is heavily reliant on.
As of 2017, for example, 75 percent of revenues were derived from oil.9

KEY FIGURES
Main urban centres

Malabo

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

584.30 CFA Franc (XAF)
299.35 CFA Franc (XAF)

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

1 355 986 | 984 812
3.52% | 4.20%
US$8 131
44.0%
6.9%
n/a
n/a
144 | 0.59

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate [b]
Yield on 10-year government bonds
Lending interest rate (2018) [b]

US$11 026 million
-5.57%
1.24%
n/a
15.00%

Number of mortgages outstanding (2014) [d]
Value of residential mortgages (Current US$) (2019) [d]
Typical mortgage rate | Term | Deposit (2019) [e]
Ratio of mortgages to GDP
Number of mortgage providers [e]
Number of microﬁnance loans outstanding [e]
Value of microﬁnance loans in local currency units [e]
Number of microﬁnance providers [e]

500
US$34.23 million
12% | 10 years | 40%
0.16%
3
10
89 000 000 XAF
1

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

n/a
n/a
n/a

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

30 000 000 XAF
120m2
90 000 XAF
6 000 XAF (US$10.27)
Paper
178
6
23 days
12.5%
4.0
n/a | n/a
n/a | n/a
n/a | n/a
n/a | n/a
64.9%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] World Bank publication: Housing ﬁnance across
countries : New data and analysis

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

CCEI Bank Guinee Equatoriale
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

Lower oil prices globally and decreased output are the primary reasons behind this.
Government spending has consequently declined.10
The country had high, but manageable levels of public debt at 44.3 percent of its GDP
in 2019.11 A government budget deficit equal to 1.3 percent of the country’s GDP
was recorded in 2019.12 Inflation is projected to be 1.7 percent in 2020 below the
CEMAC three percent requirement.13
Access to finance
The banking sector is small and concentrated in five banks: BGFIBank, Commercial Bank
of Guinea, Caisse Commune d’Epargne et d’Investissement Guinée Equatoriale, Afriland
First Bank and Ecobank.14 According to the World Bank development indicators,
commercial bank branches (per 100 000 adults) increased from less than three to 6.4
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between 2006 and 2018.15 The National Bank of Equatorial Guinea (BANGE),
established through a commercial alliance between the Equatorial Guinea
government and the Philippines Bank of Commerce, is the only bank operating in
the country whose parent company is local. Like similar small countries, which
rely on foreign-located banks, this can be a challenge if these banks move their
investments abroad, given scarce domestic investment opportunities or low
profitability.16 The microfinance sector of the CEMAC subregion has grown
significantly in recent years. Among other things, it has promoted financial services
to people previously excluded from the traditional banking sector. Despite this,
the microfinance sector in remains constrained, which impedes access to financial
services for low income groups.
According to the Banque Des Etats De L’afrique Centrale (BEAC), “rates charged
by Equatorial Guinean banks during the 2nd half of 2019 were up compared to
their level of the first half of 2019. The effective rates overall average increased
by 3.96 basis points to 12.86% versus 8.90% a half year earlier. At the same time,
average nominal rates have maintained the uptrend observed in the 1st half of
2019, rising from 7.48% to 10.99%.”17 Bank non-performing loans as a percentage
of total gross loans were 27 percent in 2018.18 The country had 32.9 borrowers
and 302 depositors per 1 000 adults making its per capita rates relatively high
compared to many countries in the region.19
The total number of institutions providing mortgages is not available. However,
one advertised product is provided by BANGE. It is a mortgage product for “the
purchase of first or second houses, construction and improvement of a singlefamily home”. The term is five years, at an advertised interest rate of 2.5 percent
per annum. This interest rate looks unusually low (the same bank advertises rural
credit for six percent and microloans for seven percent per annum) and is
significantly lower than current effective rates.20 More information, particularly
on the terms for origination of the loans, is required.
The World Bank Doing Business Report 202021 highlights challenges with the
depth of credit information available (score of two out of eight, against the SubSaharan average of 3.9, and Organisation for Economic Co-operation and
Development (OECD) average of 6.8). In this case, bureau or registry credit
scores are not presented to help banks and financial institutions assess the
creditworthiness of borrowers with loan origination. Neither can borrowers
rightfully access their data in the credit bureaus or a registry by law.22 Only 10.8
percent of adults are covered by the credit registry (which is above the SubSaharan Africa average of 8.3 percent but below the OECD score of 24.4
percent).23
Affordability
Equatorial Guinea has historically had some of the highest economic growth rates
in Africa, which allowed it to achieve a GDP per capita PPP (purchasing power
parity) of CFA11.425 million (US$19 327) in 201924, although this represents a
significant and decline from the highs of 2012. This means it is classified as a middle
income country.25 Yet the country ranks 141 out of 188 countries in the Human
Development Index, currently scoring 0.59126, which shows the highly skewed
distribution of wealth in the country. Therefore, average income figures should be
viewed with caution. The country has reported relatively modest unemployment
levels compared to others in the continent, at 6.9 percent in 2018.27 The oildominated economy requires a small highly skilled labour force, which makes the
country heavily dependent on foreign workers.28 The oil sector does not create
a commensurate number of jobs – it employs only four percent of the labour
force, yet constitutes over 85 percent of GDP.29
The country’s last household survey was conducted in 2006 and there was a
Housing and Population Census in 2015. It was reported that over 79 percent of
the rural population and 30 percent of the urban population live below the
poverty line in 2006.30 According to the 2015 census, there were 262 157 homes
with an average size of 4.7 people per home.31 The Island Region represents
339 695 (27.8 percent) of the population and 882 747 (72.2 percent) live in
Continental Equatorial Guinea.32
Data for average housing prices is not available, however, average expenditure per
household on housing and utilities represented 25.3 percent of total household
expenditure in 2018, which was a noticeable decline from 28.3 percent in 2014.33
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COVID-19 response
In response to the COVID-19 pandemic the country implemented a
state emergency with travel restrictions from 17 March 2020 until the
last extension on 15 May 2020.62 With 5 000 COVID-19 cases and
83 deaths as of 10 September 2020,63 and to fight against the potential
negative impact of the health crisis on the economic sector, the subregional central bank implemented several economic stimulus measures
including the following: 64
n A decrease of the interest rate to 3.25 percent and a decrease of
the marginal lending facility rate by 100 basis points to five percent.
n A suspension of absorption operations and an increase of liquidity
provision from CFA240 billion to CFA500 billion.
n A widening of the range of private instruments accepted as
collateral in monetary operations.
n The Monetary Policy Committee supported BEAC’s management’s
intent to propose to postpone by one-year principal repayment of
consolidated central bank credits to member states.
n On the 25 March 2020, the Commission Bancaire de l'Afrique
Centrale informed banks that they can use their capital
conservation buffers of 2.5 percent to absorb pandemic-related
losses but requested banks to adopt a restrictive policy with
dividend distribution.
Similarly, at the financial institution level, decisions for facilitating remote
channels and granting moratoriums to customers in sectors affected by
COVID-19 have been implemented. Specifically to avoid crowds and
limit customer travel to agencies, remote service channels have been
strengthened, and BANGE eliminated for two months (April and May
2020) commissions for using these services. Also, BANGE clients
affected by the coronavirus can access facilities to credit payments and
customers can request a moratorium on their credit.65

According to one source, the average price per square meter for an apartment
in the city centre is CFA500 000 (US$845).34 A 50m2 apartment would therefore
be CFA25 000 000 (US$42 226). Another source advertises a five-bedroom
house at CFA30 000 000 (US$51 000).35 Taking the lower figure, and the
mortgage product of BANGE, it would take a monthly income of CFA350 000
(US$603) to afford a mortgage.36 This is not within the reach of most citizens,
with an average salary of CFA250 000 (US$431) in 2018.37
Housing supply
There are 1 400 000 inhabitants in Equatorial Guinea and an increasing population
density (moving from 36 in 2001 to 45 inhabitants/km2 in 2015), according to the
Housing and Population Census from 2015.38 Currently, 40.3 percent of the
population live in urban settlements, with the urbanisation rate estimated at 4.28
percent annually (2015-2020).39 The broader population growth of the country
is 3.6 percent.40
Housing is mainly self-built from natural materials such as wooden planks, palm
thatch, cane and mud walls. The government is expanding basic services to
improve the quality of housing, with a first phase of 17 919 social housing launched
in 2007, of which 1 813 homes have been completed and 14 282 are still under
construction.41
The state programme for social housing includes better access to service
infrastructure.42 This has, however, has been variously described as too small to
be effective, vulnerable to corruption and elite capture43 and poorly targeted.44
Further, data on expenditure, product types and delivery is scarce. The Centre
for Affordable Housing Finance reported in 2018 that the state planned to spend
CFA1 492 billion (US$2.6 billion) on social housing.45 By mid-2014, only CFA388
billion (US$670 million) or 26 percent had been spent.46 No further figures are
available. According to CAHF, the government funded a series of public housing
blocks in Bioko Norte, for low income earners in 2015.
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Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
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Property markets
The Republic of Equatorial Guinea government selectively enforces property rights.
While the government has laws on the rights of property owners, it can seize land
in the interest of the country with little, if any, due process via the judicial system.49
Mortgages exist under a Social Housing Program with payments made to the
government via CCEI Bank, a commercial bank. The length of time varies and can
be more than 20 years. Interest rates are high, ranging from 12 percent to 18
percent. Non-payment for six months results in the foreclosure of the property.50
According the World Bank Doing Business 2020 report, registering property in
Equatorial Guinea required six procedures and usually takes 23 days. Equatorial
Guinea is ranked 163 of 190 for “registering property.” Equatorial Guinea’s score
for Doing Business in 2020 is 41.1 out of 100, giving it a global ranking of 178 out
of 190. This represents three years of decline, with the previous ranking at 162.
It registers a relatively low score of four on the quality of the land administrative
system index, against an average score of nine in Sub-Saharan Africa, and 23.2 in
OECD countries.51 The land administrative and cadastre systems are mainly paper
based, transparency of the system is low with no officially available statistics tracking
land transactions, and there is no service by the state to deliver binding
documentation or maps showing ownership.52 The titling and cadastre systems
also do not cover the full extent of the country, nor the largest city. The cost of
procedures to register property is high, at 12.5 percent of the cost of the property
(Sub-Saharan average is 7.3 percent and 4.2 percent in OECD countries). The
time in days to register property is, however, equal to the best scores across the
world, at 23 (only slightly better than 23.6 days, OECD score, and much higher
than the Sub-Saharan Africa average of 51.6).
Policy and legislation
Equatorial Guinea, having ratified Agenda 21 of the Millennium Development Goals
in 1992, and adopted in the National Plan for Economic and Social Development
the Strategic Objective No. 20 “ensuring housing for all”, progress has been made
in reducing the percentage of people living in urban slums from 66.5 percent in
2005 to 56.39 percent in 2014, which shows that the national goals projected for
2020 will be reached.53
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Urban

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

Over 1 000 houses were also built on Sampaka, a small town north of Malabo.
Again, data on what kind of product and the target market is not available.47
Another more recent report states that more than 8 600 state-subsidised homes
were delivered on the island of Bioko in 2019.48
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Source: https://www.cgidd.com/ (2020)

Horozonte 2020 was launched in 2007 as the country’s strategic plan. It identifies,
as part of its projected outputs, the “creation of urban local plans for all cities”,
“development of the water and sanitary sector” and “collection and treatment of
household waste.55 Other priorities include developing and implementing
adequate regulations for the housing market and increasing and diversifying
financial support for social housing construction projects.56 The government has
created the Social Development Fund with a budget of US$1 billion (CFA584
billion).57 Little information is available on the successes of this programme,
although the challenges of government oil revenues declining significantly has
reportedly had an impact on these plans.58
Access to credit has improved through amendments to the Organization for the
Harmonisation of Corporate Law in Africa (OHADA)59 Uniform Act on Secured
Transactions in 2012. This allows a broader range of assets to be used as collateral,
using proceeds of the asset as security, and introducing the possibility of out-ofcourt enforcement.60 Further, the regional public credit registry (for the Central
African Monetary Union) now provides online access to information for banks.61
Opportunities
Economic opportunities lie in diversifying beyond the oil industry into other
economic sectors, something the state has acknowledged. From a housing
perspective, this means providing products that target the more affordable
segment. The limited finance market with restricted access does not target lower
income earners and there are no innovative housing financing products such as
housing microfinance.
Availability of data on housing finance
This is important as the state generally provides little information on its
activities. The country also does not have the numerous multilateral
actors and donors, whose activities often come with data collection and
analysis, given its middle income status. State openness on information
has improved, with the country’s adoption in 2019 of the International
Monetary Fund’s Enhanced General Data Dissemination System, which
publishes essential macroeconomic data. The data therein, while still
insufficient, should improve with time. The BEAC provides some data
on housing credit, the Ministry of Finance, Economy and Planning
provides limited data on housing costs and inflation’ and the National
Institute of Statistics tracks household expenditure patterns including
housing over time.

These measures were adopted in parallel with others, such as the enactment of
a law on urban planning (2005), the creation of the National Real Estate
Development Company of Equatorial Guinea, the existence of development plans
in 85 percent of cities nationwide, and the existence of the Order dated 24 January
2011, from the Presidency of the Government, leading to the System Sale of social
housing being created in the Republic of Equatorial Guinea.54
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Websites
Bank of Central African States www.beac.int
National Bank of Equatorial Guinea www.bannge.com
Government of the Republic of Equatorial Guinea www.guineaecuatorialpress.com
National Institute of Statistics www.inege.gq
Ministry of Finance, Economy and Planning www.minhacienda-gob.com
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Eritrea
Dr Moses M. Muthinja, Kenyatta University

Overview
Eritrea is an East African country bordering Ethiopia, Sudan, Djibouti and the
Red Sea1 and is considered one of the world’s least developed countries,
with 65 percent of the population living in rural areas.2 According to UN
Habitat, all the urban centres in Eritrea were badly affected by the 30-year
war that created an extreme need for housing and shelter.3 All Eritrean land
is considered state-owned and citizens have no property rights. As such, even
in rare cases where private property exists, property can be expropriated
by the state without recourse to legal process or compensation. The Judiciary
is considered largely understaffed, militarised, underfunded, politicised and
unprofessional. This limits investment in housing as it comes with considerable
risk. UN Habitat further observes that the problem of housing in Eritrea is
exacerbated by the influx of Eritrean refugees returning to the country after
the peace agreement with Ethiopia. The United Nations Development
Programme (UNDP) in partnership with UN-Habitat have funded a
programme aimed at improving the government’s institutional capacity for
managing urban service delivery, to spur economic development and enable
housing development.4 Accordingly, the 2020 Index of Economic Freedom
ranks Eritrea at last position out of 47 Sub-Saharan African (SSA) countries,
the lowest global overall ranking.7
The African Development Bank (AfDB) observed a decline in the country’s
(real) gross domestic product (GDP) to 3.1 percent in 2019 due to
suppressed final demand for investments and exports.8 The real GDP rate
in Eritrea can be accounted for by the activities of agriculture and mining,
while the most visible economy is dominated by investments in energy, roads
and irrigation infrastructure.
Although the country endured over a decade of a “no peace, no war” standoff
with Ethiopia, the two countries signed a declaration of peace and friendship
in 2018.5 According to the Heritage Foundation, 80 percent of the rural
population rely on subsistence farming for their livelihood and are largely
dependent on favourable weather conditions. Within the Horn of Africa,
Eritrea was one of the countries ravaged by a locust invasion earlier this year.6
On the positive side, consumer prices in goods have persistently declined for
three consecutive years since 2017 due to low priced imports and illicit trade:
by 13.3 percent in 2017, 14.4 percent in 2018 and 27.6 percent in 2019.

KEY FIGURES
Main urban centres

Asmara

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

15.00 Nakfa (ERN)
5.93 Nakfa (ERN)

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

3 213 972 | n/a
n/a | 3.0%
US$514
n/a
6.4%
n/a
n/a
182 | 0.43

GDP (Current US$) (2017) [b]
GDP growth rate (2017) [b]
Inﬂation rate (2019) [b]
Yield on 10-year government bonds
Lending interest rate

US$3 860 million
8.70%
9.00%
n/a
n/a

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

n/a
n/a
10% | 25 years | n/a
n/a
1
n/a
n/a
2

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

n/a
n/a
n/a

Percentage of women who own a house alone: Total | Urban (2002) [h]
Percentage of households with basic sanitation services:
Total | Urban (2002) [h]
Percentage of households with no electricity: Total | Urban (2002) [h]
Percentage of households with 3+ persons per sleeping room:
Tota | Urban (2002) [h]

296 296 ERN
30m2
2 125 ERN
489 ERN (US$32.60)
Paper
189
11
78 days
9.0%
6.5
n/a | n/a
n/a | n/a
67.8% | 21.7%
n/a | n/a

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Housing and Commerce Bank of Eritrea
[e] Eritrean Community Development Fund (ECDF)

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

Expatistan.com
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

Moreover, the country benefited from a US$1.5 million grant by the AfDB as part of
a special relief fund to Eastern and Horn of Africa countries, particularly aimed at fighting
desert locust infestation.9 Financially, Eritrea has a small financial system characterised
by small loans and a notable lack of asset-based securities, as well as an absence of
formal capital markets.10 The nonconvertible nature of the country’s currency (nakfa),
however, and a prohibition of foreign ownership and investment in the country, is a
major roadblock to potential foreign investment.
Access to finance
Eritrea has an undeveloped financial sector that offers a limited number of financial
services, as well as a banking sector wholly controlled by the state.11 Accordingly, the
lack of fiscal and legal transparency curtails efficient assessment and development of
the financial sector. The country has three state-owned banks, namely the Bank of
Eritrea, Commercial Bank and the Commercial and Housing Bank. These do not publish
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financial statements, which instills considerable public mistrust. While commercial
banks are controlled by the state, the foreign currency transfer system used for
incoming foreign remittances (Himbol Financial Services) is operated by Eritrea’s
single political party. Thus, access to finance in Eritrea needs to be viewed within
the context of state suppression of the private sector.
A limited number of large private enterprises do operate in the country, but within
forced and restricted partnerships with the government.12 In addition, foreign
exchange controls introduced in 2015 limit the amount of hard currency
withdrawals per month from commercial banks by depositors. According to the
Central Intelligence Agency (CIA), these forex controls have resulted in exchange
fluctuations and a scarcity of hard currency in the market. Onerous regulations
are clearly impediments to foreign and domestic investments in credit markets or
financial system. Further, credit costs are high, and access to financing very
limited.13 Even when credit may be available, loans are hampered by a low quality
of contract enforcement and a lack of judicial processes, an area in which the
country performs dismally. Eritrea ranks 186 out of 190 countries globally for
obtaining credit and position 107 on contract enforcement of loans, which usually
banks 490 days at a cost 16.6 percent of the claim value.14
Thus, the country has the lowest score for credit in the SSA region and falls far
below the regional average. Notably, the World Bank Doing Business 2020 could
not obtain data to calculate Eritrea’s credit score. This highlights the challenges of
obtaining credit data. Although microfinance has been in operation for a
considerable time in Eritrea, it is largely undeveloped. Microfinance mainly takes
the form of rotating credit groups commonly known as ekubs and idirs as well as
moneylenders (or shylocks) who lend money to rural residents at extremely high
and unaffordable interest rates. Nevertheless, the country has two major
microfinance institutions, namely Southern Zone Saving and Credit Scheme and
Saving and Micro Credit Program which focus on lending to the poor.15 A number
of microcredit schemes are also operated jointly by the government and nongovernmental organisations.
Commercial Bank of Eritrea is a government-owned commercial bank and the
sole banking entity in the country offering full retail commercial banking.16 The
bank has a wide network across the country. Previous studies found that financial
institutions mostly rely on loan collateral to reduce the level of information
asymmetry in credit markets.17 However, mutual mistrust, conservatism, the
stringent credit policies of the Commercial Bank of Eritrea, as well as a lack of
financial understanding by small firms limit credit access in the country.
Affordability
Given that about 65 percent of Eritrea’s population live in rural areas and are
subsistence farmers, formal unemployment rates are high. Eritrea’s unemployment
rate rose from 5.1 percent in 2018 to 5.14 percent in 2019. The average salary
after tax deductions amounts to Nkf3 000 (US$200), according to Numbeo.
These findings suggest that decent housing, though desirable, may not be the top
priority for many Eritreans. Considering land is legally owned and controlled by
the state, investments in housing always have to consider that land can be
expropriated by state operatives.
According to Numbeo,18 renting an apartment in Asmara city centre costs
Nkf1 500 (US$100) and Nkf1 995 (US$133) a month for a one-bedroom and
three-bedroom apartment respectively. Numbeo also reports that it costs
Nkf1 005 (US$67) a month to rent an apartment outside the city, which is
relatively cheaper (they have no data on the cost of a three-bedroom apartment
outside Asmara). The report finds that it costs Nkf25 050 (US$1 670) and
Nkf14 535 (US$969) per square meter to buy an apartment in the city and
outside the city respectively.
Housing supply
Eritrea is faced with daunting housing and urban growth challenges even though
it has a low urbanisation rate by global standards.19 According to UN Habitat
(2005), access to housing and urban infrastructure services is mainly inhibited by
poverty, and a lack of adequate institutional capability to facilitate urban
development. There is a notable shortage of land, urban planning services, finance,
building materials as well as skilled construction labour. As Eritrean refugees return
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COVID-19 response
On 10 May 10 2020 the Information Minister tweeted that Eritrean
landlords had agreed to waive rents as confirmation of the country’s
“rich culture of compassion and solidarity”.37 The government also
banned employee layoffs and deferred utility bill payments – in addition
to the physical lockdowns and cessation of movement within the
country.38 While it would appear at face value that these efforts
benefited Eritreans, the economic costs are largely borne by landlords
without any declared government support. As one Twitter user argued,
the purported decision to waive rent was a forced decision, similar to
the refusal to pay national service recruits during lockdown. These
measures were enforced due to reasons that the country “needed
money” during COVID-19.39
During COVID-19, Eritrea has partnered with the World Health
Organization and UN agencies to develop a short-term National
Preparedness and Response Plan in response to COVID-19, which has
attracted financial support of US$11.9 million.40 The funding was
directed towards building a resilient health system, an inclusive and
integrated crisis management system, as well as a multi-sectorial
response to the pandemic. The country has not recorded a single
COVID-19 fatality41 and is said to have flattened the COVID-19 curve
in less than two months.42

from neighboring countries following the declaration of peace with Ethiopia, the
demand for housing in the country especially in the urban centres, continues to
rise. However, documented threats of forced eviction by the government since
the start of 2015, whereby authorities bulldoze houses that leave hundreds of
families homeless, continues to worsen the fragile housing situation.20
Eritrea is one of the poorest countries globally, with a rural population largely
dependent on wood and other natural sources for their energy and housing
needs.21 According to the Food and Agriculture Organization (FAO), the majority
of people live in the densely populated highlands in traditional hidmo houses that
require significant amounts of wood to build. These houses have no resale market
owing to their temporary nature and cultural source. In addition, while the rich
may want to buy houses, Eritrea’s underdeveloped financial markets are highly
illiquid owing to government regulations restricting cash withdrawals to a
maximum of Nkf5 000 (US$333) a month.22 It requires a homebuyer a number
of years to withdraw enough cash to buy a house as the market does not support
bank transfers. In 2017, the government introduced price controls on rental
properties, thus disrupting a practice whereby rental property rates were
determined by market forces.23 The frustrations Eritreans face in the real estate
sector are expressed in this excerpt from Awate (2017).24
Over the years, due to corruption or to purposely to impoverish the citizens, the
government seemingly turned a blind eye on the buildings that were being
constructed. However, every now and then it demolished some houses and left
its residents in the open. Three years ago, the government launched a massive
campaign to demolish “unlicensed” buildings and razed hundreds of houses to the
ground. And as of last summer, on top of being the major landowner in Eritrea,
the ruling party assigned itself two additional roles: landlord and real estate broker.
The government has made a number of promises in the past to build new houses
in Eritrea, but there is no evidence to suggest that such projects were either started
or even completed. For instance, in 2013, the government, through the Housing
and Commerce Bank of Eritrea, promised to start constructing 1 048 modern
apartments, 376 residential houses and 256 buildings for business in the Sembel
district of Asmara. However, there is no documented evidence of the project
being completed. More recently, in 2019, the government developed a master
plan for building new houses in Asmara city, but social media reports suggest that
this was just a political statement.25

Africa Housing Finance Yearbook 2020

ERITREA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000

PPP$20 954
PPP$18 081

PPP$8 001 – PPP$12 000

Population:

3 213 972

Urbanisation rate:

3.00%

Cost of cheapest
newly built house:

296 296 ERN

House price PPP$:

PPP$49 966

Urban households
that could afford this
house with ﬁnance:

25.60%

1 PPP$:

5.93 ERN

PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
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Policy and legislation
Eritrea uses a cadastral system of land registration and the Cadastral Office is
responsible for the registration of immovable property. Nevertheless, property
rights seldom exist and nearly all land in the country is state-owned and can be
expropriated. The situation is made worse by the absence of an effective
constitution or the rule of law.28 As such, open discrimination is entrenched in
the country for land allocation whereby a selected few have obtained usufruct
rights to the land with customary law backing. Further, property owners are
required to sign rental agreements at the nearest government office, while in other
cases property rent is collected by government officials from tenants and delivered
after tax rent to landlords. These practices make property business a hotbed of
corruption mainly perpetuated by state actors. Eritrea has been listed by the
United Nations General Assembly as a persistent human rights abuser, leading to
massive refugee emigration from the country. 29
Opportunities
Economic opportunities in Eritrea have arisen from the dividends accruing from
the declaration of peace and friendship with Ethiopia in 2018, which ended
hostilities between the two countries as well as with neighboring Djibouti. The
United Nations (UN) lifted decade-long sanctions in 2018,30 which opened more
doors for engagement with international development partners to support the
fledging economy. This raises hopes for a positive macroeconomic outlook and
possibility for further financial reforms in Eritrea.31 A UNDP commissioned study
in 2018 concluded that the one of the major investments in Eritrea after the war,
the Colluli Potash Project, had the capacity to stimulate the local economy and
achieve sustainable development goals.32 Eritrea was also admitted as the 24th
member state of the Africa Finance Corporation in 2019, which enabled the
creation of the Colluli Mining Share Company to develop the Colluli Potash
Project.33
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Property markets
The World Bank Doing Business 2020 score26 for registering property ranks
Eritrea at position 178 globally. According to the World Bank Report, Eritrea has
an overall registering property rank of 178 out of 190 countries, an indication of
poor performance on that parameter. It is estimated that 11 procedures are
required to register property, which can take up to 78 days at a cost of 9 percent
of the property value. Eritrea uses the cadastral system of land registration and
the Cadastral Office is generally responsible for the registration of immovable
property in the country, recorded linked databases. However, immovable property
records are not publicly available. Based on Registration Law number 95/1997, all
immovable properties must be registered with the Cadastral office to make them
opposable by third parties where necessary. Although in developed countries
residential homes have a resale market, this is not necessarily always the case in
SSA and Eritrea in particular. In SSA, traditional homes on communal land are
regarded as usable assets rather than resale assets due to cultural priorities and
lack of documentation.27
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Source: https://www.cgidd.com/ (2020)

The AfDB states:
“The main opportunities are in mining, tourism, and agriculture.
Increased investment in copper, zinc, and Colluli potash is expected to
drive growth in mining. The Africa Finance Corporation and the Africa
Exim Bank will jointly finance potash production. And investors from
Italy and the Eritrean diaspora have expressed interest in developing the
islands and coastlines, which would boost tourism. Agriculture is
attracting development partner investments in irrigation, microcredit, and
alternative livelihoods. The Horn of Africa initiative is focusing on
infrastructure and human development as drivers of growth. Debt
distress could culminate in a drop in the sovereign rating and a rise in
interest spreads, constraining growth. Given the dominance of state
enterprises and their dependence on state financing, the spillover effects
of sovereign debt on these enterprises could reduce output.”34
Eritrea has also prioritised human capital development by investing in technical
and vocational skills aimed at stimulating economic growth and poverty
reduction.35

Availability of data on housing finance
There is no reasonable single source of housing data in Eritrea and the
country has not conducted a population census since independence.
Population figures are largely based on estimates made by international
organisations.
While Eritrea has a monetary institution (Bank of Eritrea), the bank’s
website is non-existent and “under construction”.36 Notably, the largest
commercial bank in Eritrea (wholly government-owned) has no website
or publicly available data on its operations.
There are no credible public or private institutions focusing on data
collection in Eritrea whether for housing or other purposes. As such,
housing studies painfully glean data from multiple websites and social
media pages operated by individuals or organisations outside the
country. Further, most of the available data is outdated and websites are
rarely updated.
Population numbers are also not reliable, since they are normally
estimations and therefore unclear. The implication is that economic
parameters such GDP, gross national product (GNP), the Human
Development Index, and others that rely on population numbers are
not reliable. Owing to massive censorship in the country, individuals are
unwilling or unable to provide data or any information.
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Eswatini
Kgomotso Tolamo and Maria Nkhonjera1

Overview
The Kingdom of Eswatini is a landlocked country covering an area of
approximately 17 360km, with a population of approximately 1.148 million.
The Kingdom of Eswatini is classified as a low middle income country with a
gross domestic product (GDP) at market prices of US$4.5 billion. In 2018,
75 percent of the total population lived in rural areas and 25 percent lived,
largely in the urban centres of Mbabane and Manzini. Despite the country’s
lower middle income status, the proportion of the population living below
the extreme poverty line is expected to increase to approximately 30 percent
in 20202 and an estimated 32 percent of the urban population live in slums.
Access to low and middle income housing and housing finance is constrained
by affordability levels, despite Eswatini’s residential property market being
extremely diverse.
The Kingdom of Eswatini is economically dependent on South Africa for
60 percent of its exports and approximately 85 percent of its imports.3 The
manufacturing and services industries are the largest contributor to GDP,
while agriculture has been declining.4 In 2019, the services sector,
manufacturing and agriculture contributed 53.15 percent, 33.8 percent and
8.77 percent respectively.5 The construction sector has also been in decline
since 2017. Real GDP contracted by an estimated one percent in 2019
following 2.4 percent growth in 2018.
In 2020, the impact of the coronavirus outbreak will be felt on Eswatini’s
economy through various channels. Due to the impact of the COVID-19
pandemic on key economic sectors, coupled with severe droughts and
unsustainable fiscal deficit (forecasted to reach 10.2 percent of GDP in 2020)6
real GDP is expected to contract by 1.1 percent as 2020 ensues. This
economic contraction is expected through 2021.7 The socio-economic
impact includes job losses, affecting the welfare of already vulnerable
households. The Lilangeni/South African Rand, weakened by more than
20 percent, hitting a record low during the first quarter of 2020. Furthermore,
forecasted inflation has been revised upwards,8 largely due to higher costs of
imported goods (which Eswatini is highly dependent on).9 A Supplementary
Appropriation Bill (No. 5) was approved in March 2020,10 allocating E100
million (US$5.8 million) to the public health sector. The Central Bank of
Eswatini cut lending rates by 275 basis points (to 3.75) in March 2020,
reducing the prime interest rate to 7.25 percent.

KEY FIGURES
Main urban centres

Mbabane, Manzini

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

17.24 Lilangeni (SZL)
5.11 Lilangeni (SZL)

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

1 148 130 | 840 922
1.05% | 1.81%
US$3 837
27.8%
26.4%
n/a
51.5
138 | 0.61

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate (2019) [b]
Yield on 10-year government bonds
Lending interest rate (2018) [b]

US$4 405 million
2.01%
5.6%
n/a
5.10%

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

n/a
US$208.82 million
10% | 25 years | 10%
0.01%
5
20 261
766 224 316 SZL
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Total number of formal residential dwellings in the country
Total number of residential properties with a title deed
Number of formal housing units built in this year
Price of the cheapest, newly built house by a formal developer or
contractor in an urban area in local currency units (2019) [h]
Size of cheapest, newly built house by a formal developer or contractor in
an urban area (2019) [h]
Typical monthly rental for the cheapest, newly built house (2019)[h]
Cost of standard 50kg bag of cement in local currency units [i]
Type of deeds registry: digital, scanned or paper [j]
World Bank Ease of Doing Business index rank [j]
Number of procedures to register property [j]
Time to register property [j]
Cost to register property as share of property price [j]
World Bank DBI Quality of Land Administration index score (0-30) [j]

n/a
n/a
n/a

Percentage of women who own a house alone: Total | Urban
Percentage of households with basic sanitation services:
Total | Urban (2006) [k]
Percentage of households with no electricity: Total | Urban (2006) [k]
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2006) [k]
Percentage of urban population living in slums (2018) [l]

406 315 SZL
53m2
1 510 SZL
70 SZL (US$4.06)
Computer - Scanner
121
9
21 days
7.3%
20.5
n/a | n/a
24% | 36.4%
64.8% | 36.6%
27.8% | 20.2%
32.1%

NB: Figures are for 2020 unless stated otherwise.

Member organisations of the African Union for Housing Finance (AUHF):
Swaziland Building Society
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Central Bank of eSwatini
[e] Standard Bank eSwatini
[f] Finscope Consumer Survey

[g]
[h]
[i]
[j]
[k]
[l]

Financial Services Regulatory Authority (FSRA)
eSwatini Housing Board (EHB)
Build It Mbabane
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

Additional COVID-19 policy responses included targeted monetary and macro financial
measures to cushion the impact on vulnerable groups.11
In its 2020 budget speech, the Ministry of Finance highlighted its commitment to
supporting a private sector led recovery, including improving the ease of doing
business12 (Eswatini ranks 121 out of 190 in 2020).13 Given the country’s dependency
and strong economic links to South Africa, the performance of the South African
economy amidst the COVID-19 pandemic will dictate Eswatini’s growth and recovery.
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Access to finance
The Kingdom of Eswatini’s banking landscape is comprised of the Central Bank of
Eswatini, four commercial banks and one building society, the Eswatini Building
Society (EBS). Three of the four commercial banks operating in the country are
subsidiaries of parent South African banks - Standard Bank, First National Bank
and Nedbank. The fourth commercial bank is the Eswatini Development and
Savings Bank, which is state owned.
The Kingdom of Eswatini has a dynamic microfinance sector with approximately
114 microfinance institutions (MFIs) registered with the Eswatini Financial Services
Regulatory Authority (EFSRA). In addition, there are 52 registered Savings and
Credit Co-Operative Societies (SACCOS) in the country. TransUnion ITC
Swaziland (Pty) Ltd is the sole credit bureau registered with the EFSRA.14
The National Financial Inclusion Strategy for Swaziland 2017-2022, highlights its
strategic vision to increase the depth of financial inclusion and grow the percentage
of adults with access to two or more formal products.15 The 2018 FinScope
Consumer Survey indicated that 13 percent of the Swazi population that is 18 years
or older is financially excluded; they do not have, nor do they use any financial
products or services, formal or informal. Although the banking sector has traditionally
served the government, corporate and middle to high end market,16 financial
inclusion has improved by 14 percent since the last survey conducted in 2014.
In its Private Sector Credit Report for June 2019 to June 2020, the Central Bank
of Eswatini notes that outstanding loans related to housing amounted to E3.6
billion (US$20.8 million).17 The main mortgage dispersing financial service
providers include Standard Bank, First National Bank (FNB), Nedbank, EBS and
Swazi Bank. Mortgage terms are generally 20 years, with Standard Bank offering
mortgages for a 25-year period and FNB offering 100 percent mortgages. The
prime lending rate is currently at 7.25 percent, with the actual interest rate applied
on a mortgage dependent on the applicant’s personal credit score.
Residential mortgages and other household lending account for the largest (25.1
percent) component of bank lending to the private sector as at May 2019, while
construction and real estate accounted for 12.3 percent of total lending.18
However, Eswatini’s weakening macroeconomic environment and highly leveraged
households has had a negative impact on the credit and banking sector, with credit
growth falling from 7.5 percent in 2017 to 3.5 percent in 2018.19
General requirements when applying for a mortgage include, among others,
submitting proof of residence, a deed of sale and a confirmation letter from the
chief ’s kraal declaring a right to occupy land if it is on Swazi National Land.20
The EBS offers construction loans for residential and commercial properties.
Applicants are required to submit a building plan approved by the City Council
or written consent from the Ministry of Housing and the local municipal council
as well as a copy of the supervising architect or projects manager’s professional
fees and approval from the Eswatini Environmental Authority. Applicants are also
required to submit proof of income.21
The Eswatini Housing Board (EHB) is mandated to provide housing loan finance
to Swazis wishing to develop their own properties. The EHB is not subsidised by
the government and has found it necessary to tap into higher income markets to
expand their income streams, to allow them to develop infrastructure and finance
their affordable homes. In recent years the EHB has financed its developments
through borrowings from local banks, as well as the Public Service Pension Fund
(PSPF) and Swaziland National Provident Fund (SNPF).22
In response to the COVID-19 pandemic, banks have introduced measures to assist
customers affected by the pandemic. This includes short term financial support
or relief on credit products that will be assessed on an individual basis.
Affordability
On average, a household comprises four members with an average of two
members of the household being income-earning.23 Only 20 percent of those
surveyed in the 2018 FinScope Consumer Survey indicated that they received
income from the formal sector. While access to (productive) credit has increased
slightly, as more adults seek to invest in businesses, education and property,
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COVID-19 response
Eswatini reported its first case of COVID-19 on 14 March 2020. The
Government imposed a partial lockdown on 27 March 2020, with the
Manzini region (the country’s hotspot) facing a full lockdown a month
later. The process of easing the lockdown began in early May 2020.
To strengthen the national health system, the Government approved a
supplementary budget and received health emergency financial
assistance from the World Bank and IMF.
Eswatini implemented targeted (monetary and fiscal) policy responses
to protect vulnerable groups, including wider social protection and an
array of tax relief measures. The commercial banking sector introduced
(customised) short term financial support and payment arrangements.
The Central Bank deployed monetary policy tools to ease market
liquidity, reduce the cost of debt and boost credit extension. It reduced
its lending rate from 6.5 percent to 3.75 percent since March 2020.
No specific housing related measures were reported.

affordability remains a key issue in Eswatini. The 2018 FinScope Survey shows that
for the adult population that do and do not have access to a bank or mobile
money account, affordability determines access to financial instruments.24 In 2014,
only eight percent of adults surveyed indicated that they invested in property,
while four percent indicated that they invested in improving, extending, or building
their home. With short-term savings, nine percent indicated that they were saving
towards buying or building a house.25
The unemployment rate in the Kingdom of Eswatini increased slightly to 22.90
percent in 2019 from 22.5 percent in 2018.26 The minimum wage rate is E531.6
(US$30.84) a month for a domestic worker, E420 (US$24.36) a month for an
unskilled worker, and E600 (US$34.80) a month for a skilled worker. The minimum
wage was last revised in 2011.27 Assuming that up to 25 percent of a person’s
income can be used for housing, an individual earning a minimum wage would not
be able to purchase a residential property through a mortgage. Standard Bank
requires a mortgage applicant to earn a minimum monthly net salary of E5 000
(US$290.02). The maximum loan term across all the lenders is approximately
25 years. The EBS offers mortgages slightly below the prime rate.
According to the EHB, delivering a plot and a house between E250 000
(US$14 501) and E450 000 (US$26 102) is considered affordable as most of the
market, who are low income earners would fall into this category of housing.28
Housing supply
Housing delivery on behalf of the government of the Kingdom of Eswatini is
delegated to the EHB, a public enterprise set up in terms of the Swaziland National
Housing Board Act No. 3 of 1988 with the core mandate of providing affordable
housing for low and middle income Swazi citizens.29
Under the Institutional Housing Project, the EHB was appointed by the
government to implement a phased housing programme for civil servants. Under
this programme, the SNHB is required to raise finance, and construct and manage
the housing units to be leased to the government. Phase one involves the
construction of 364 units for three government agencies. Phase two of the
programme involves developing 236 two to three bedroom semi-detached
housing units to be allocated to Ministry of Health employees, and Swaziland Civil
Aviation Authority employees.30
The Construction Industry Council highlights that COVID-19 pandemic forced
approximately half of the companies surveyed to scale down of operations.31 Most
companies also faced difficulty sourcing construction materials and price hikes for
materials such as cement and steel. The construction sector’s economic
contribution has remained negative in recent years and has worsened amid the
pandemic. Consequently. COVID-19 is likely to have an adverse impact on the
property market and by extension (private and public) construction and housing
delivery.
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Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
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PPP$12 001 – PPP$23 000
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- - - Average annual household income needed for the cheapest newly built house by a formal developer, 2019
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Property markets
Eswatini’s residential property market is diverse with a wide range of properties
and prices. However, the lower to middle income market is in short supply of
quality rental housing. The shortage is evident in major cities (such as Mbabane
and Manzini) where there is significant demand for rental housing priced between
E4 000 (US$232) and E8 000 (US$464) a month.32
The EHB manages and leases affordable residential estates in Matsapha and
Mbabane. The Matsapha Estate comprises two developments that can
accommodate 580 households. The cheapest housing unit is located in the
Matsapha Old Mobeni Estate development; the unit has two bedrooms, a shared
bathroom, kitchen and living room. The monthly rental for this unit is E1 665
(US$96.58). The six estates across its Mbabane residential portfolio accommodate
466 households. There appear to be no specific COVID-19 responses for renters,
as the EHB published a notice stating that there is no suspension of rent, amid
misleading information in March 2020.33
The sales portfolio of the EHB consists of properties developed by the EHB, some
of which are in Woodlands, Nkhanini, Mhobodleni and Thembelisha.34 The
Mhobodleni township development has 18 plots which are each 400 square
metres, and the units range from one to three bedrooms. The cheapest housing
unit in the development is a one bedroom and one bathroom 52.83 square metre
unit, with a sale price of E406 315 (US$23 568.16).35
It takes 21 days to register a property in the Kingdom of Eswatini, much less than
the Sub-Saharan Africa average of 53.6 days. Nine procedures are required, and
the overall process is estimated to cost approximately 7.3 percent of the property
value.36
The Eswatini Deeds Registry is situated under the Ministry of Natural Resources
and Energy and was established under Section 3 of the Deeds Registry Act No. 37
of 1968.37 For the period October to December 2019, the Deeds Registry’s
quarterly performance reports shows there were 230 deed transfers and 253
mortgage bond registrations. Comparatively, for the period July to September
2019, 364 deed transfers and 367 mortgage bond registrations were recorded.
On average, Mbabane accounted for 25 percent of all deed transfers and
35 percent of mortgage bonds registered between July to September 2019.38
There is currently no legislation governing real estate agents in the Kingdom of
Eswatini. However, the government is drafting the Estate Agents Registration,
Licensing and Professional Indemnity Regulation Act, which is aimed at safeguarding
the interests of estate agents and setting industry standards in the real estate
market. There is also no established real estate agency affairs board or council. In
September 2018 local real estate agents met to deliberate the formation of
Eswatini Realtors Association, but the association is yet to be registered.39
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Source: https://www.cgidd.com/ (2020)

Policy and legislation
Seven key policy and legislation documents guide how land and real estate is
treated in the Kingdom of Eswatini, namely the Housing Policy, the Physical Planning
Policy, the Sectional Titles Act of 2003, the Human Settlements Authority Act of
1988 as amended in 1992 (Act No. 13 of 1992), the Crown Lands Disposal
Regulations of 2003, Vesting of Land in Kings Order (1973) and the Crown Lands
Disposal Act No. 13 of 1911.40 The Sectional Titles Act of 2003 is still awaiting
approval from the King. The lack of sectional title properties and supporting
legislation has been cited as a constraining factor for Eswatini’s residential property
landscape, which excludes the middle income class from ownership. The legislation
is therefore seen as an opportunity for this gap market.41
The Kingdom of Eswatini’s Ministry of Housing and Urban Development has three
primary functions, namely physical planning, land administration and housing. The
Ministry is mandated to co-ordinate and facilitate urban development as well as
provide housing throughout the country through effective physical planning,
housing research and development, and land administration. Despite the provision
of housing being noted in its mandate, its core objectives do not detail the
construction or delivery of affordable housing. This task is delegated to the EHB.
The Constitution of the Kingdom of Swaziland formally recognises a dual land
tenure system, with a dominant customary land tenure system. The King holds 60
percent of the land, called Swazi Nation Land, “in trust” for the Swazi people. The
remainder (40 percent) is privately owned Title Deed Land.42 In 2013 a draft
Land Bill was introduced. While steps have been taken to finalise both the draft
Land Policy and the draft Land Bill, neither have been passed.43
The Human Settlements Authority Act of 1988 as amended in 1992 (Act No. 13
of 1992) establishes the Human Settlements Authority, whose functions include
assisting the government in formulating policy relating to human settlements,
ensuring the orderly development of existing and future urban and rural
settlements and establishing a finance mechanism for ensuring the supply and
maintenance of approved shelter and infrastructure throughout the Kingdom of
Eswatini.44
Opportunities
There is great opportunity to either partner with, or invest in, institutions like the
EHB and the EBS. These two institutions have an intricate understanding of the
housing needs and demands of the Kingdom of Eswatini. In addition, the
institutions are well-positioned to navigate the economic and political terrain.
There are various ways in which investors could support the EHB’s mandate to
provide housing finance, specifically for housing developed for civil servants who
have long-term stable incomes.
The Kingdom of Eswatini has a high number of MFIs and SACCOS, as well as great
participation in these sectors, specifically by those residing in rural areas. There is
potential to use MFIs and SACCOS to finance incremental housing.
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Websites:
Central Bank of Eswatini https://www.centralbank.org.sz
Eswatini Bankers Association http://www.eba.org.sz/index.php
Eswatini Deeds Registry http://www.gov.sz/images/Deeds
Eswatini Property Review http://www.barcodecreative.net/assets
Eswatini Finance http://eswatinifinance.org/
Eswatini Financial Services Regulatory Authority http://www.fsra.co.sz
Swaziland Building Society https://www.sbs.co.sz
Eswatini Housing Board https://www.snhb.co.sz
Southern African Development Community http://www.sadc-dfrc.org
Standard Bank Eswatini https://www.standardbank.co.sz
African Union for Housing Finance http://www.auhf.co.za
African Development Bank https://www.afdb.org
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Availability of data on housing finance
Several of the official sources of information, such as government
websites and representatives of various government departments, either
do not collect the data relevant to their departments, have outdated
data, or have data that is not publicly available. This results in the need
to use secondary sources for information or outdated data that does
not reflect the current landscape.This may be influenced by constrained
financial and human capital resources in government departments.
Nationally representative surveys are expensive and often require
external financial support to complete.
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Overview
Ethiopia is the second most populous country in Africa with an estimated
population of more than 110 million people. Although classified as a low
income country, Ethiopia emerged as one of Africa’s fastest growing
economies, averaging 10.5 percent a year from 2004 to 2018.2 The country’s
real gross domestic product (GDP) growth is expected to drop from
9 percent in 2019 to 3.2 percent in 2020, due to the combined impact of
COVID-19 and continued political unrest.3 The government has a strong
development orientation, and ambitious projects coupled with elevated public
investment and credit. However, in the 2020 fiscal year, the country’s public
debt and fiscal deficit are forecasted to increase to 56.9 percent and
-3 percent, respectively.4 At a national level, effort is being made to broaden
private sector participation and increase competitiveness.
Ethiopia was considered one of the least urbanised countries on the
continent, but this has been rapidly changing. The country’s urban population
was 21.2 percent in 2019, with an urbanisation rate of 4.9 percent. Rapid
urbanisation has outpaced urban investment needs and development of
infrastructure and service delivery.5 An estimated 1.2 million housing backlog6
exists in the country with a projected demand of 655 800 housing units
during 2015-2025.7 As such, Ethiopia’s cities are characterised by little formal
planning, an organic road network and widespread informal housing.
The largest industrial sub-sector, construction, which accounted for 12.5
percent of GDP in 2018 and is currently the largest employer, has
underpinned Ethiopia’s high growth.8 The government has invested
significantly in social housing projects attracting foreign and local building
contractors, and stimulating the expansion of integrated industries.
Ethiopia entered the COVID-19 pandemic with a strong growth rate, but
real GDP growth is expected to decline from pre-pandemic estimates of
7.2 percent to 3.2 percent.9 In the first quarter of 2020, inflation increased
by more than five percent mainly due to a weakening currency and
disruptions in imported food supplies and energy.10 The African
Development Bank estimates that reduced economic activity could result in
up to 2.5 million job losses, putting Ethiopian livelihoods at risk. The economic
contraction will likely have a negative impact on housing investment and
delivery. The Government’s policy response to COVID-19 includes large fiscal
stimulus packages, supported by international financial institutions, liquidity

KEY FIGURES
Main urban centres

Addis Ababa

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

34.83 Ethiopian Birr (ETB)
10.74 Ethiopian Birr (ETB)

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

112 078 730 | 23 788 710
2.58% | 4.78%
US$858
63.0%
5.2%
10.6%
n/a
173 | 0.47

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

US$96 108 million
8.28%
15.80%
n/a
n/a

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

214 417
US$1 088. million
12.5% | 18 years | 23%
1.13%
1
n/a
576 740 000 ETB
41

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

n/a
n/a
176 123

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

600 000 ETB
20m2
3 000 ETB
220 ETB (US$6.32)
Paper
159
7
52 days
6.0%
5.5
14.7% | 7.7%
6.4% | 15.9%
74.4% | 6.7%
64.5% | 40.4%
64.3%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Commercial Bank of Ethiopia
[e] Oromia International Bank
[f] National Bank of Ethiopia

[g]
[h]
[i]
[j]
[k]

Ministry of Urban Development and Construction (MUDC)
Cementnet.com
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

and macro-prudential measures to contain the effects on the banking system and
employment relief measures to protect the private sector and vulnerable groups.
Overall, non-resource intensive countries, such as Ethiopia, are expected to be more
resilient to the effects of COVID-19.
Access to finance
Ethiopia’s financial sector has been tightly controlled by the state and excluded from
foreign investment. No capital market exists, and bonds are not widely traded. The
National Bank of Ethiopia (NBE) is responsible for regulating banking and microfinance.
In November 2019, the NBE repealed the controversial ‘NBE Bill’ which imposed
periodic directives on private commercial banks to buy 27 percent of bonds for every
loan disbursed.11 This constrained banks’ liquidity and their capacity to stimulate private
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sector credit. The repeal is expected to increase liquidity and thus the cost of
funding. The NBE also sets the minimum interest rate for deposits (currently at 7
percent) but does not limit rates banks can charge for loans.
Banks and microfinance institutions (MFI) are the main types of financial institutions
in the country, and the main source of financing, particularly for the construction
sector. The penetration of these institutions has increased over the last two
decades, but still only 10 percent of the population have access to formal sources
of credit.12 There are 19 banks (18 commercial and one development bank) in
Ethiopia serving a population of more than 100 million people.
The state-owned Commercial Bank of Ethiopia (CBE) dominates the banking
sector, partly because of preferential treatment from the government, such as its
exclusive access to mortgage funding through the Integrated Housing
Development Program (IHDP), and its long years of operation. CBE controls
66 percent of loans, 62 percent of deposits, 50 percent of capital, and just under
50 percent of profits in the sector.13 The other state-owned bank, the
Development Bank of Ethiopia (DBE) provides loans to investors, for viable
development projects in strategic sectors, but none specific to housing. The DBE,
which is undergoing restructuring, has a history of high non-performing loans and
inefficient capital allocation.
It is reported that “not much is known about the soundness of banking operations
in Ethiopia”, and it appears that there is very little oversight of private banks.
Private banks are not obligated to honor the government’s “directed credit”
mandate, which would ensure that credit is extended to productive, strategic (and
profitable) activities. Recently, private banks have been permitted to take loans
from international institutions for domestic on-lending, in order to generate foreign
reserves, without acquiring a permit from the central bank. This has raised
concerns given the country’s high external debt.14
The banking sector is expected to grow and its contribution to GDP to double
by the next decade.15 As part of the ongoing reforms in the country, the
government has passed a bill that allows people living in the diaspora to invest in
the finance sector, buy shares, and set up lending businesses.16 The country has
introduced policies to establish interest-free banks and one policy focussed on
providing residential mortgages.17 The new mortgage bank, Goh Betoch (housing)
Bank, which is in its final stages of establishment, could meet the high demand for
affordable loans for housing construction and contribute to solving Ethiopia’s
housing problem.18 By its fifth year of operation, the bank plans to invest
approximately Br7 billion (approximately US$201 million) annually in housing
development, with a projected 32 percent return on investment. Although foreign
banks are currently not permitted to operate in Ethiopia, there are plans in place
“to open the financial sector to the global market”19 and the NBE is moving
forward to launch a stock market in 2020.

COVID-19 response
On 8 April 2020, a five-month state of emergency was declared in
Ethiopia and a National COVID-19 Ministerial Coordination Committee
was established to manage containment measures. Although no hard
lock down was imposed, social distancing, school shutdowns, banning of
large gatherings, border closures and suspension of international flights
were implemented as control measures. The Government largely
encouraged production and other economic activities and prohibited
layoffs by private employers during the pandemic.
A US$1.6 billion Multi-Sectoral Preparedness and Response Plan was
prepared and allocated to the health sector, food distribution and
provision of emergency shelter and non-food items. Furthermore, the
IMF approved a Br14,8 billion (US$411 million) in emergency assistance
to Ethiopia, as well as debt service relief. The central bank also injected
Br15 billion (US$431 million) of liquidity to private banks to facilitate
debt restructuring and prevent bankruptcies. The Commercial Bank of
Ethiopia was provided with additional liquidity of Br33 billion (US$948
million).
The government accelerated the processing of VAT refunds to increase
cash flow within the private sector. Other measures included forgiveness
of all tax debt prior to 2014/15, tax amnesty on interest and penalties
for tax debt between 2015/16 – 2019/19, and exemption from personal
income tax withholding for four months for firms who pay salaries
despite not operating during COVID-19.
The largest mortgage provider (Commercial Bank of Ethiopia)
introduced a three-month (April to June 2020) debt relief on mortgages,
for affected clients. The Federal Housing Corporation announced a 50
percent reduction in rent for the month of April, to 18 153 residential,
commercial, and corporate housing units.

market by CBE. Thus, their mortgages are restricted to their own employees or
well-paid employees of large international organisations. Bank employees receive
preferential treatment: lower interest rates (7.7 percent versus up to 18 percent
for regular customers) or a lower down payment and longer amortisation periods
(25 years versus 10-15 years for regular customers).
Overall, the Ethiopian mortgage market primarily serves upper and upper middleincome salaried households. In the context of COVID-19, it is unclear if
commercial banks cut lending rates. However, to ease financial sector liquidity
constraints, facilitate debt restructuring and prevent bankruptcies triggered by the
pandemic, the central bank injected Br15 billion (US$431 million) to private
banks.27 The largest commercial bank (CBE) was provided with additional liquidity
of Br33 billion (US$948 million) and introduced a three month (April to June
2020) debt relief on mortgages, for affected clients.

Microfinance institutions (MFIs) play an important role in construction financing.
The country has 37 MFIs, with nearly 1 800 branches, 4.7 million borrowers and
16 million accounts as of March 2018.20 Although MFI’s are intended to serve
the financial needs of the poor, 80 percent of the poor depend on informal
lenders,21 suggesting that MFIs can achieve greater outreach.22 Still, MFIs have a
better reach than banks in financing housing and construction projects. Less than
four percent of loans by all banks are extended to individuals and developers for
housing construction.23 Microfinance loans are smaller and for shorter terms
compared to banks. Loans offered by MFIs are cheaper with an interest rate of
14.3 percent a year compared to 17 percent charged by private banks.24
Households generally do not have access to credit to build, repair or improve
residential units.25 Given limited access to finance for housing projects, informal
loan arrangements with friends and family is still the norm.

Affordability
Lower income households face two main barriers to owning homes: lack of
affordable and quality housing stock, and the difficulty of obtaining housing finance.
The unmet housing demand is estimated at approximately 1.2 million.28 The
World Bank estimates that 400 000 new housing units would need to be delivered
annually, to meet new demand.29

In a country where no more than 16 percent of the population receives a formal
salary, collateral requirements leave only a few households eligible for mortgage
loans. The World Bank estimates that mortgages represent only 1.87 percent of
GDP of the country, small by African standards. The state-owned CBE dominates
the small mortgage market (69 percent of total mortgages).26 Private banks’
capacity to offer mortgages is constrained by lack of long-term funds, risks of nonperforming loans due to low levels of income of urban residents and the high
price of houses, lack of house supply, financial illiteracy, and crowding out of the

The government IHDP condominium scheme is the dominant housing programme
in urban Ethiopia. Opportunities to buy newly built IHDP housing are allocated
by lottery. In the latest round of the lottery the average size of apartments varies
between “a studio apartment (32m2) and a one, two or three-bedroom apartment
(51, 75, or 100m2, respectively).”31 The cost of construction for IHDP houses is
Br4 918 (US$141) per m2 (excluding costs of finishing and infrastructure
connection).32 If land costs, administration and compensation costs for people
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Due to the country’s low income per capita, household saving power is extremely
low.30 Affordability is exacerbated by costly construction material and unreasonably
high land prices.
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Unlike a traditional subsidised social housing lottery, winners are free to rent out
their apartment at market rates but not allowed to sell them before five years
from the date of taking ownership of the house. Thus, once they have won the
lottery many people rent out the houses at a better price and generate revenue
to pay the mortgage. Due to this and other reasons, therefore, only 46 percent
of lottery winners move into their apartments.34
On the whole, only the upper income groups and members of the Ethiopian
diaspora can afford formally constructed housing in Ethiopia. Due to limited
opportunities to access land formally, squatter settlement is one affordable way
of owning houses at less than market prices. This comes with a risk of demolition
by administrators. In April 2020, for example, demolitions and forced evictions
targeting illegal structures in Bole district inflicted homelessness on several families
that were left jobless due to the COVID-19.35
Housing supply
The IHDP condominium scheme is currently the dominant government-initiated
housing programme in urban Ethiopia. As at 2020, government, through the IHDP,
has built 400 000 condominiums, indicating that there is still a significant supply
gap.36 In an effort to increase home ownership opportunities, the government
of Ethiopia’s 10-year development master plan sets out to build 4.4 million houses.
The private sector is expected to meet 80 percent of this target.37
Rental houses also meet a substantial demand. Most of the rentals in the urban
centres are houses owned by the government and rented to residents at a
comparatively low fee. Although these houses were constructed during the past
socialist regime and are old, their number is significant. The Federal Housing
Corporation (FHC), which is a public enterprise administering and renting out
government-owned houses, plans to construct four mixed-use apartment buildings
for public servants, with an estimated capital investment of Br2 billion (US$57
million).38
Property markets
Ethiopia’s rank on the 2020 Ease of Doing Business index is 159 (out of 190). It
registered the best score (ranked 67) in enforcing contracts and scored worst in
protecting minority investors (189) and getting credit (176). The Prime Minister’s
Office has a dedicated initiative for improving the ease of doing business.

5 000

Urban

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

who occupied the land prior to the IHDP, as well as the cost of infrastructure is
included, the average production cost per unit increases to Br16 725 (US$480)
(against the approximately Br10 000 or US$287 winning households pay) which
suggests a 40 percent subsidy.33 The down payment required to be saved in the
event of winning a lottery and the monthly contributions registrants need to pay
generally exceeds a household’s annual consumption, making the scheme largely
unaffordable for those for whom it is targeted.

4 000

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

also play a role. In Ethiopia’s capital, the booming low-cost condominium housing
has attracted a number of brokers and agents. Agents (most of whom are not
licensed) are emerging as integral players in the rental market with the “power to
evict tenants and raise rental prices.”39
According to the Ministry of Urban Development and Construction, a new draft
bill, the Real Estate Development Marketing Proclamation, which seeks to regulate
the real estate sector, including price hikes, is to be approved by parliament in
2020. The bill also prohibits foreign investors from selling unfinished property,
requires that 40 percent of houses constructed are allocated to low income
groups, and further incentivises investors to source construction materials locally.40
Under this proclamation, land allocation for real estate development in cities will
be managed under the Urban Land Lease Law.
During COVID-19, the country’s rental body, the FHC, provided rental relief for
tenants. The FHC reduced rent for its 18 513 residential, commercial and
corporate housing units by 50 percent for the month of April 2020. This in turn
reduced the corporation’s rental income by 50 percent.41
.
Policy and legislation
Although the Ministry of Urban Development and Construction is the main
agency responsible for housing at the federal level, the role of different agencies
at local and regional levels is unclear and overlapping. Furthermore government
policies have focused largely on ownership of houses through the IHDP with
substantial subsidies benefiting the lucky few.42
Urban land in Ethiopia is governed by the Lease Holding of Urban Lands
Proclamation No. 272/2002. In 2014, the Urban Landholding Proclamation No.
818/2014 was passed. In principle the law should provide Ethiopians with reliable
land information and security of tenure and modernise the country’s property
registration system.43 However, public ownership of land has constrained the
development of the housing market in the country. First, due to the absence of
a dedicated land administration agency and insufficient staff, the country lacks a
proper land administration mechanism. This absence of clear land title deeds and
security creates difficulties for financing housing construction. Second, the private
sector cannot obtain the required amount of land to construct houses. Third, land
distribution has become a source of corruption. The price of urban land is high
due to speculation, and lack of clarity on how to distribute and manage it.
Opportunities
The demand for housing in Addis Ababa and regional cities where the emerging
middle class lives and migrates to, represent important potential markets for
investors.44 The reforms being undertaken to liberalise the financial sector, coupled
with reforms to improve the ease of doing business in the country are expected
to advance the climate for investment, including foreign investment in the housing
sector.

Property values have been increasing. While inflation (which has also increased
by over five percent due to COVID-19) plays a big part in the increase, higher
consumption power among the emerging middle class, speculation, and corruption
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Furthermore, the draft bill intended to regulate the real estate sector could
stimulate both local and foreign investment in the residential market, while the
repeal of the NBE bill is expected to provide more liquidity to the banking sector,
unlock credit and drive down lending rates in favour of borrowers. The
establishment of the new mortgage bank could also be a game changer for access
to credit for housing construction.

Availability of data on housing finance
Agencies compiling and reporting data on housing finance include:
National Bank of Ethiopia, the Central Statistics Authority, the Ministry
of Urban Development and Construction, the Ministry of Federal Affairs
and the Ministry of Finance. Although Ethiopia’s statistical capacity is
higher than the Sub-Saharan average,45 data on the housing sector is
severely lacking. The NBE neither disaggregates data by sector nor
compiles important housing sector data such as the total value and
number of mortgages. The most recent population and house census
was conducted in 2007. Due to security challenges, parliament
postponed the 2017/18 census to the 2018/19 fiscal year and the census
is yet to be finalised. This process is likely to be delayed further due to
COVID-19.

Websites
Association of Ethiopian Microfinance Institutions www.aemfi-ethiopia.org
Central Statistics Agency www.statsethiopia.gov.et
Federal Housing Corporation www.fhc.gov.et
Ministry of Finance www.mofed.gov.et
National Bank of Ethiopia www.nbe.gov.et
Ministry of Federal and Pastoralist Development Affairs www.mofa.gov.et
Ministry of Urban Development and Construction www.mudc.gov.et

Furthermore, most of the available data is inconsistent and not available
to the public. Secondary data collection is difficult as the websites of
the Ministry of Urban Development and Construction and Ministry of
Federal Affairs are down, while the website of the Ministry of Finance
and National Bank of Ethiopia are not updated regularly. The Central
Statistics Agency recently launched a more user-friendly website which
includes data portals and dashboards, but still lacks updated data.
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Overview
Gabon is a member of the Central African Economic and Monetary
Community (CEMAC) and covers an area of 267 667m2 accommodating a
population estimated at 2 119 275.1 More than 86 percent of the population
lives in urban areas, mainly in the capital Libreville and Port Gentile, the second
largest city. Gabon has a housing deficit of about 200 000 units,2 with urban
growth estimated at around 30 000 inhabitants per year on average. Given
this, the Government of Gabon recognises the need to promote the wellbeing of households and alleviate poverty through social housing
development programmes providing decent housing. The main challenge for
the government is managing the high rate of urbanisation given the geography
of the main cities with marshy zones and informal construction limiting
growth.3 The government needs to build social housing to replace the periurban slums which are built with no regard to cadastral and town planning
standards.
Gabon’s economic growth is mainly dependent on the performance of the
oil industry. However, due to the COVID-19 pandemic, which has affected
the oil price and the market negatively, the economy is under severe pressure.
This has had the effect of slowing down the projected economic growth, as
well as weakening the fiscal and external position. The country is expected
to have 5.4 to 7.5 percentage point loss in growth for 20204 while the budget
deficit is expected to widen by 6.2 percent and the gross domestic product
(GDP) by 14.7 percent. Due to the global pandemic, the inflation rate could
drop to 0.9 percent or 1.6 percent5 in 2020.
Before the global health crisis of COVID-19, Gabon’s macroeconomic
performance was improving compared to the same period in 2018. The
current account deficit inched lower to 10 percent in 2019, financed primarily
by government borrowing from the banking sector through the issuance of
treasury bills. Economic growth was stimulated by the mining, timber and
rubber sectors with an estimated GDP growth of 3.4 percent in 2019.6
Exploitation of petroleum accounted for 11.8 percent and the export of nonpetroleum products 18.6 percent in 2019. The inflation rate decreased from
4.8 percent in 2018 to 3.4 percent in 2019.7 The policy of diversification of
the economy initiated by the government has resulted in the development
of a new sector of the economy which includes agribusiness. Agribusiness

KEY FIGURES
Main urban centres

Libreville, Port-Gentile,
Franceville

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

584.30 CFA Franc (XAF)
328.43 CFA Franc (XAF)

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

2 172 579 | 1 949 694
2.48% | 2.90%
US$7 667
34.3%
19.6%
5.1%
38.0
115 | 0.70

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate [b]
Yield on 10-year government bonds
Lending interest rate (2017) [b]

US$16 658 million
3.39%
2.46%
n/a
15.00%

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

n/a
n/a
2.9% | 20 years | 25%
n/a
16
n/a
n/a
n/a

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

n/a
23 307
n/a

Percentage of women who own a house alone: Total | Urban (2012) [i]
Percentage of households with basic sanitation services:
Total | Urban (2012) [i]
Percentage of households with no electricity: Total | Urban (2012) [i]
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2012) [i]
Percentage of urban population living in slums (2018) [j]

8.3% | 8.2%

35 000 000 XAF
150m2
102 500 XAF
5000 XAF (US$8.55)
Paper
169
6
72 days
11.5%
11.5

33.7% | 38.2%
10.7% | 1.9%
23.5% | 25.3%
36.6%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Union Gabonaise de Banque
[e] Afriways Gabon

[f]
[g]
[h]
[i]
[j]

Conservation of Land Ownership and
Mortgages (CFPH) Gabon
Societe National Immobiliere
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

has attracted a direct investment of CFA1 109 billion (US$2 billion) since 2010 from
the Singaporean company Olam Group. Palm oil and rubber cultivation have been
industrialised.8
The consequence of poor economic performance and lack of integrated
socioeconomic policies pushed almost two-thirds of the population into poverty,9 with
a high unemployment rate at 35.95 percent in 2019.10
Access to finance
The banking sector in Gabon is young but growing and it is concentrated around a
few key dominant players. The key players are Banque Gabonaise et Française
Internationale (BGFIBank), Banque internationale pour le commerce et l'industrie du
Gabon (BICIG), Orabank, Ecobank, Citibank Gabon, United Bank for Africa Gabon,
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Union Gabonaise de Banque (UGB), Finatra (a subsidiary of BGFI), Alios Finance
and Bicig-Bail (a subsidiary of BICIG). The microfinance sector is starting to emerge
in the country with the registration of regulated microfinance institutions (MFIs),
but coverage is limited to a segment of the population. However, a significant
number of unregulated MFIs are said to be operating in the country.
Three banks, BGFIBank, BICIG and UGB, dominate the market and account for
75 percent of the working population accountholders. BGFIBank is the market
leader followed by BICIG and UGB. Out of the CFA1.764 billion (US$3 billion)
worth of loans in February 2019, BGFIBank held 40 percent of the market share,
far ahead of UGB at 19 percent, BICIG at 19 percent and the four other banks
which together held a total of 22 percent.11 However, with the number of
accounts opened in banks, the situation varies: UGB occupies first place with
36 percent of bank accounts opened in Gabon, followed by BICIG with 28 percent,
Ecobank with 12 percent and BGFIBank with 11 percent.12
The rapid growth of mobile finance as an alternative to the traditional banking
system has resulted in a large part of the population now being banked.13
Traditional banks concentrated in urban centres failed to reach low-income
customers located in more remote areas. Mobile phone coverage, coupled with
its ease of use, has resulted in mobile finance reaching remote and vulnerable
parts of the population, as well as traders and employees. As a result, the value
of mobile banking transactions has grown dramatically in Gabon in a short time,
competing with traditional banks by charging competitive rates. Gabon has made
significant progress in increasing the levels of financial inclusion. In 2017, 58.6
percent of adults had a bank account, up from 33 percent in 2014. The financial
inclusion rate for Gabon is higher than the average for Sub-Saharan Africa, which
is 42.6 percent, but lower than that of upper middle income countries.14
Affordability
The socioeconomic reality of Gabon is characterised by disparities which affect
the affordability of several households, especially in times of a global pandemic
crisis like COVID-19. In Gabon, 21 percent of the population lives below the
poverty line and income inequalities persist.15 The income per capita is at
CFA10 223 010.07 (US$17 010) and the unemployment rate is at 20 percent.16
A pressing issue affecting affordability is that almost 75 percent of the population
in urban areas live without land title. Very few Gabonese are owners because of
factors such as the complexity of acquiring land title; the high cost of building
materials; and the desire to build in the city despite the lack of space.17 A bag of
50kg of cement costs CFA5 000 (US$9). The rent for a standard newly built twobedroom house in the urban centre costs CFA300 000 (US$540).18 Furthermore,
in 2020 the country was ranked 141 in dealing with construction permits and 171
for registering property.19
The country is behind on the development of basic socioeconomic infrastructure
such as transport, sanitisation and education. The Gabon Emergent Strategic Plan
(Plan Stratégique Gabon Emergent (PSGE)) was launched in 2012 to deal with
this. This plan defines the guidelines for making Gabon an emerging country by
2025 by diversifying and developing new industries away from oil, building smart
cities that take into account social housing needs, and job creation.
Housing supply
To deal with the deficit in infrastructure and housing, estimated at 200 000, the
country launched the National Infrastructure Master Plan (NIMP), along with the
PSGE, in 2012. Action 152 of the NIMP indicates that the government planned
to build 35 000 houses with the aim of increasing housing supply across the
country. Based on this vision, a number of public-private partnerships for housing
development projects have been negotiated. Among these are the Mondah with
150 houses planned. In addition, in 2013, BGFIBank granted a loan of CFA100
billion (US$185 5 million) over three years to Societe National Immobilier (SNI)
for the construction of more than 3 800 housing units in 10 different locations in
the country, of which approximately two thirds are for home ownership and the
rest for rental.
The Société Nationale des Logements Sociaux (SNLS) was created in 2013 with
the objective of improving the housing offer for Gabonese with low incomes and
to help resolve the housing crisis in the country. In line with its mission to help
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COVID-19 response
The government imposed a country lockdown as soon as the first cases
appeared in the neighboring country, excluding the movement of goods.
The lockdown included the closure of institutions open to the public as
well as a partial curfew between 8pm and 6am.
The central bank did not take any financial decision to reduce the
interest rate to alleviate the impact of COVID-19 on economic growth.
Nevertheless, the government has put in place economic stimulus
measures such as loans and moratorium on debt repayments.29 These
measures include the payment of water and electricity bills for the most
vulnerable people; the suspension during the time of lockdown of rent
payments for people with no income; coverage by the state for the
losses by small property owners related to the suspension of the
payment of rents.

alleviate the housing shortage, the SNLS has initiated projects such as the one in
Avormbam, north of Libreville, where 750 two-bedroom and three-bedroom
apartments are still being built.20 In a project in Port-Gentil, the economic capital,
500 housing units are being built. In addition, the SNI is working in partnership
with a mining company known as Compagnie Minière de l’Ogooué to complete
the construction of 2 000 houses for low income earners in Bikélé. This project
is financed through a partnership between the Gabon international Bank of
Commerce and Industry (Banque Internationale pour le Commerce et l’Industrie)
and the Union Bank of Gabon (Union Gabonaise de Banque). The Central African
Development Bank based in Congo Brazzaville is also supporting the project. To
date, two-thirds of this project have been completed with key infrastructure such
as road connections, water and electricity supply.
The Government of Gabon has signed an agreement with a Chinese consortium,
One Link Holding Group, to build 200 000 homes in several cities across the
country in addition to developing a new town in the Panga province of Nyanga,
which is in the south of Gabon. There is a housing project for the development
of 3 133 houses in Estuaire. This project was initially planned to be completed at
the end of 2016, but only 2 048 houses have been completed so far. A housing
development is taking place for the construction of about 200 units the north of
Libreville, the municipality of Akanda, Avorbam district. This development is being
carried out by Avorbam Investment, which was born from the merger between
the Caisse des Dépôts et Consignations du Gabon and the company T2G, a
subsidiary of the Moroccan group TGCC.21
The Government of Gabon is committed to facilitating the establishment of
housing cooperatives through public funding that will finance housing credit at a
minimum of zero percent and a maximum of 30 percent to 40 percent of a buyer’s
credit. Furthermore, the government has planned to divert housing bonuses
usually paid to public servants towards financing housing cooperatives. However,
it must be noted that some of Gabon’s housing development projects have
suffered financial setbacks due to the drop in oil prices, which has forced the
government to reallocated funds to more prioritised projects. The main housing
projects which have suffered setbacks include the Alvia Okolassi housing project
planned to build 650 social houses from 2016 to April 2018, and the social housing
project of Bikele, which suffered major setback due to financial maladministration
and corruption.22 Another major project is the housing development of
Mangoumba which was delayed due to a lack of funding. Projects have also been
delayed because of delays by government in building access roads and for providing
services so that the land can be developed for housing purposes.23
Property market
Gabon's real estate sector is not yet fully developed as it remains dependent on
the performance of the oil sector and the demand from expatriates working in
the oil industry. It is characterised by high-end sales and expatriate rentals, followed
by demand for social housing.24 Nevertheless, due to the rapid urban population
growth, the government has set in place strategies, such as reducing the procedures
required to register a property to six and ensuring that the process takes 72 days25
to complete, to boost the growth of the property market. Demand for high-
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Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000

PPP$25 556

PPP$23 001 – PPP$40 000
PPP$12 001 – PPP$23 000

PPP$21 085

PPP$8 001 – PPP$12 000

Population:

2 172 579

Urbanisation rate:

2.90%

Cost of cheapest
newly built house:

35 000 000 CFA

House price PPP$:

PPP$106 565

Urban households
that could afford this
house with ﬁnance:

52.67%
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quality residential properties is on the rise. Since the African Cup of Nations 2012
took place in the country, the property market has been boosted, and the
government and private sector are working hard to address the issues affecting
the housing and property market, which include land title reform.

Investment in the country is governed under the Law No. 15/98 of 23 July 1998,
which is based on the investment code written and updated in accordance with
CEMAC’s investment regulations. It provides equal rights to foreign and local
companies operating in Gabon.

To boost its housing and property market, the National Laboratory and Public
Works Department has become the strategic institution for the development of
the real estate market.26 To alleviate the administrative burden and regulatory
obstacles hindering the growth of the property market sector, the government
has engaged in institutional reforms that include the creation of specialised housing
agencies such as the National Planning and Surveying Agency (l’Agence National
de l’Urbanisme, des Travaux Topographique et du Cadastre) and the National
Council of Housing. These will oversee all land and real estate development
projects, maintain and expand the national cadastral as well as facilitate the
purchase and transfer of housing. Government involvement in the property
market, including legislative and institutional reform, has facilitated the creation of
new property developers, and attracted local and international property
investment in the country.

Opportunities
Gabon is known for its political and social stability with a relatively high GDP per
capita. Its geographical location, with forest covering 88 percent of the country
and 800km of coastline and biodiversity, offers great opportunities for
investment.28

Policy and legislation
Gabon’s economic policies and regulations are driven by the objective of
transforming the country into an emerging economy. To eradicate slums and
improve the daily lives of Gabonese, the government is making efforts to prevent
the growth of these through housing development programmes based on a new
political will expressed by policies such as the PSGE, which aims to attract and
encourage private, public and foreign investment in the housing sector.
The Gabon Constitution of 1991, as amended, acknowledges the right to housing
for every Gabonese citizen in Article 1, paragraphs 10 and 11. It states that all
people, as individuals or as groups, have the right to own property. None may be
deprived of one’s property, if not for a public necessity, legally declared, required
and under conditions of just and prior compensation. Notwithstanding, the
dispossession of abandoned buildings justified by public utility or lack of
development is regulated by the law. Further, according to Article 1 (11) of
Gabon’s constitution of 1991, all Gabonese have the right to freely fix his or her
domicile or residence in any part of the national territory.27

To increase investment opportunities in the country, the government is actively
trying to attract foreign direct investment through strategies such as the PSGE.
This aims to make Gabon an emerging economy by 2025 by diversifying the
economy and making Gabon an internationally competitive investment destination.
These development strategies plan to increase public and private investment,
modernise infrastructure and improved human capital. The government has also
created a special economic zone where companies benefit from tax advantages,
preferential customs duties and simplified customs procedures.

Availability of data on housing finance
There is a major challenge in getting actualised data on housing and
housing finance in Gabon. Among the most pressing issues are the nondigitalisation of housing records and the lack of centralised housing
registers. Nonetheless, efforts have been made by the government to
improve the housing sector through capacity building.
The main institutions involved in the collection of housing and housing
finance data such as residential mortgages, residential property land title
deeds and plot size are the National Agency for Town Planning
Topography and Cadastral, the Ministry of Housing, the Development
Bank of Gabon Agency, the National Agency for Major Works, the
National Social Housing Company and the Housing Guarantee Fund.

To execute the constitutional right Gabonese have to housing, the government
has put in place some key legislation related to housing development. These are;
n Decree No. 84 / PR / MHLU of 8 April 2010 fixings the modalities of issuance
of subdivision permits;
n Ordinance No. 00000005 / PR / 2012 of 13 February 2012 establishing the
land ownership regime in the Gabonese Republic;
n Order No. 338 / PM of 29 May 2017 on the creation, organisation and
functioning of the Commission responsible for examining problems in the
housing sector;
n Decree No. 00140 / PR / MHUCV of 27 April 2018 determining the
modalities of issuance of building permits.

121

Websites
Société Nationale Immobilière (SNI) www.sni-gabon.com/
Banque Gabonaise de Développement (BGD) www.bgd-gabon.com/
Agence Nationale de l’Urbanisme des Travaux Topographiques et du Cadastre
www.anuttc.ga/
Société Nationale du Logement Social (SNLLS) www.snlsgabon.com
Ministère de l’habitat, de l'urbanisme et du logement: http://www.habitat.gouv.ga/
La Conservation de la Propriété Foncière et des Hypothèques :
www.conservationfonciere.ga/
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Gambia, The
Hassan Jatta

Overview
The Gambia is one of the smallest countries on the West Coast of Africa
with a population of approximately 2.1 million. Most of the population lives
in the Greater Banjul Area (57 percent), making it one of the most densely
populated countries in Africa.1 The urban-based demand for housing
continues to exceed supply, with a housing deficit of around 50 000 cited by
the Ministry of Lands and Regional Government in 2015.
President Adama Barrow formed the National People’s Party (NPP) in
December 2019 and is hoping to seek reelection in 2021. A new draft
Constitution, to replace the 1997 Constitution, was produced in November
2019. Parliament is yet to approve this and is seeking support for the new
draft by the Gambian people through a referendum.2
With an estimated economic growth of 6 percent, the fiscal deficit reduced
from 6.2 percent of GDP in 2018 to 2.6 percent of GDP in 2019. This was
brought about by strong growth in tax revenues and donor inflows. “The
Gambia was able to improve its chronic debt situation with debt relief from
the international creditors and a sustained reduction in its fiscal deficit under
the 2019 International Monetary Fund (IMF) Staff-Monitored Programme.
This sustained development helped improve international reserves to within
reasonable levels, reduced interest rates and inflation.”3
Economic growth in The Gambia is constrained by internal factors such as
bad crops and climate change as well as external factors such as tourism and
remittances. Agriculture and aquaculture contribute a large share of
economic output and employment but the country is subject to frequent
droughts and the movement of fishing grounds, all triggered by climate change.
Due to an overreliance on erratic rainfall, lack of investment in irrigation
infrastructure, and deteriorating soil quality, productivity in these sectors
remains low. Erosion of the coastal areas is also greatly impacting the quality
and quantity of sand available for construction, which is affecting low cost
housing and hence the speed at which houses are completed for residential
and commercial purposes.
Added to these issues, COVID-19 has had severe socioeconomic
consequences for the country. The World Bank expects that GDP growth
will be reduced from 2.5 to around 2.4 percent in 2020. The collapse of
Thomas Cook in 2018, a major tour operator in key markets in Europe,

KEY FIGURES
Main urban centres

Banjul, Brikama, Kaniﬁng

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

51.60 Dalasi (GMD)
16.54 Dalasi (GMD)

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

2 347 706 | 1 453 958
2.92% | 3.99%
US$751
29.6%
9.5%
n/a
n/a
174 | 0.47

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate (2019) [b]
Yield on 10-year government bonds
Lending interest rate (2018) [b]

US$1 763 million
5.98%
7.12%
n/a
28.00%

Number of mortgages outstanding (2019) [d]
Value of residential mortgages (Current US$) (2017) [d]
Typical mortgage rate | Term | Deposit (2019) [d]
Ratio of mortgages to GDP
Number of mortgage providers [d]
Number of microﬁnance loans outstanding [d]
Value of microﬁnance loans in local currency units [e]
Number of microﬁnance providers [e]

49
US$0.81 million
17% | 15 years | 40%
0.05%
1
n/a
309 686 436 GMD
75

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

n/a
n/a
n/a

Percentage of women who own a house alone: Total | Urban (2013) [h]
Percentage of households with basic sanitation services:
Total | Urban (2013) [h]
Percentage of households with no electricity: Total | Urban (2013) [h]
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2013) [h]
Percentage of urban population living in slums (2018) [i]

1 500 000 GMD
70m2
5 000 GMD
270 GMD (US$5.23)
Paper
155
6
73 days
7.8%
9.5
5.1% | 4.5%
37.9% | 45.9%
55.5% | 33.6%
32.1% | 33.2%
27.1%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Home Finance Company of The Gambia Limited
[e] Central Bank of The Gambia

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

Blue Ocean Properties Limited
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

coupled with the pandemic, has resulted in the reduction of the number of tourists
visiting the country, thus disrupting trade, foreign currency flow and employment.4
The government, with support from international development partners (the European
Union (EU), World Bank and Internal Monetary Fund (IMF)), has introduced measures
to curb the spread of the pandemic in the country. The IMF has approved the
Catastrophe Containment and Relief Trust debt relief of D149 627 708 (US$2.9
million), supported through its D1 093 830 144 (US$21.2 million) Rapid Credit Facility.
The EU has provided D500 478 887 (US$9.7 million) as budget support grant and
the World Bank is providing support through its D515 957 615 (US$10 million)
COVID-19 Emergency Response Project and Social Safety Net Project of
D309 574 569 (US$6 million).5
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Unfortunately, the government does not invest directly in housing construction or
through the provision of financial support to private or commercial enterprises
but rather encourages housing investment through liberal policies and other state
actors like Social Security and Housing Finance Corporation (SSHFC). This has
resulted in the mushrooming of informal housing in the Greater Banjul Area, which
are poorly planned and are lacking in basic sanitation and amenities, as many
households are unable to afford housing in the formal markets.
Access to finance
The financial services sector in the Gambia is dominated by four very large banks.
There are 12 commercial banks in operation, but the smaller banks are struggling
to make any meaningful impact. This has impacted on banking penetration which
is at a disappointing 35 percent nationwide. However the major banks are
leveraging on technology to digitize most of their operations and are partnering
with mobile phone operators to reach out to even the most remote parts of the
country through mobile money transfers. The microfinance companies also
continue to play a part in the financial inclusion drive of the country with the
addition of two mobile money companies and a microfinance company called
Bayba Financial Services Company Limited at the beginning of the year.6
The Central Bank of The Gambia (CBG) describes the banking sector as profitable,
well capitalised and highly liquid. The liquidity ratio is 93.5 percent, significantly
higher than the requirement of 30 percent.7 This increased liquidity makes funds
available for lending to the private sector despite increasing government borrowing
to fund its recurrent expenditure.
The CBG has mandated the Home Finance Company of The Gambia Limited
(HFC) to provide mortgage housing finance loans to the general populace.
However some banks provide services similar to this and it as such, the HFC does
not really offer anything different to what already exists in the market. The national
mortgage market remains underdeveloped, a fact evidenced by the HFC’s narrow
portfolio, with just 47 mortgages on its books as of July 2020.8 The total portfolio
of approximately D41 756 408 (US$809 299) is insignificant when compared to
the total banking industry construction finance loan portfolio of approximately
D1 391 350 000 (US$26 966 362).9 An example of the HFC’s mortgage products
is one that can finance up to 70 percent of the value of a property payable over
a maximum period of 15 years. The company maintained its mortgage interest
rate at 17 percent in 2019 through to 2020. However, it continues to be
constrained by non-performing loans (NPLs), which accounts for over 50 percent
of its loan portfolio since 2018. This has slowed the growth of the number of
mortgages underwritten by the company as it focuses on loan recoveries, which,
when coupled with the pandemic, significantly lowered the amounts of mortgages
disbursed in 2020.
Although microfinance entities are gaining popularity in the financial services sector,
they are prohibited by the CBG to provide housing or construction finance facilities
to their customers.10 Bayba Financial Services Company Limited was granted a
license to conduct microfinance business in addition to its money transfer. The
other microfinance entities in operation include Credit Unions, Mobile Money
Operators and Village Savings and Credit Associations.
The Social Security and Housing Finance Corporation (SSHFC) is the only
government institution mandated to provide federated pension schemes. Its
housing finance division provides low cost housing to middle-income earners over
a 15 year period with a minimum down payment of around 25 percent of the
selling price. However, it is important to note that the SSHFC hasn’t embarked
on new housing development in the past couple of years. This lack of delivery
has also adversely affected the stock of affordable housing in the country.

COVID-19 response
Government instituted a partial shutdown of the country in April 2020
for 90 days, which was then extended for an additional month. Minimal
economic and social activities continued during this time and all borders,
schools, provincial markets, nonessential establishments, mosques and
churches were closed. Government enforced the wearing of face masks
and washing of hands, social distancing, and the prohibition of gatherings
of more than 10 people.
Furthermore, in order to cushion the impact of the pandemic on the
lives and livelihood of the populace, the government increased health
sector spending by D0.5 billion (US$9 690 718) (0.5 percent of GDP)
under the Ministry of Health’s COVID–19 Pandemic Action Plan,
prepared with the support of development partners.22 This has helped
enforce containment measures, strengthen health security and logistics
across the country and build laboratory capacity. Government also
adjusted domestic fuel prices in line with global market prices,
reallocated resources from non-priority spending, and froze energy
subsidies, travel and vehicle expenses.23
The government is helping the most vulnerable by providing food aid
(a bag of rice, a bag of sugar, and 10 liters of cooking oil). It also took
supportive steps to protect jobs in key sectors, such as covering the
salaries of workers in the tourism sector for three months (April–June
2020) through social security. Included in the toolkit of the response
were extensions for Tax returns for businesses.24
The central bank (CBG) reduced its policy rate by 50 basis points in
February 2020 to 12 percent and increased the standing deposit facility
rate by the same margin to three percent to boost liquidity and support
private sector growth. As of the end of June, the central bank had
further reduced the policy rate to 10 percent, and the standing deposit
facility rate to 2.5 percent.25
Finally, regarding informal settlements, apart from the provision of food
and other items to the populace, the government has not provided any
support to those in the informal settlements.

COVID-19 impacted business who are challenged in repaying their loans. The
only notable thing that the CBG continues to do during the pandemic is to relax
the prudential guidelines in order to enable banks to have enough liquid reserves
to make available cash to their customers as and when required.12
Affordability
Generally, it is expensive to buy a house from developers or build one in The
Gambia due to high costs of borrowing and materials. The price of a threebedroom house (220m2) is approximately D4.5 million (US$87 216), while a twobedroom house is D2.31 million (US$44 771) based on the prices offered by
SSHFC. One of the major property developers, TAf Africa Homes, indicated that
it would cost around D9 156 (US$177) a square meter to buy a two or three
bedroom house in the urban areas, which approximates to D1 716 750 (US$33 273)
and D2 887 500 (US$55 964) a property, respectively.13 Mortgage providers and
developers normally require a down payment of between 25 and 35 percent14
of property values before the any deal is struck. This makes mortgage financing
beyond the reach of many low and middle income earners.

The World Bank’s Doing Business 2020 report ranks The Gambia at 152 out of
190 economies for getting credit, and at 143 for registering property.11 There is
therefore a need for government to continue with reforms to improve the
business environment, which is especially pertinent for the housing finance sector.

The cost of renting a decent apartment is even more expensive since the agents
demand a minimum of six months deposit and a consultation fee, which most
people cannot afford. This also increases the eviction rate and rent tribunal cases.
It costs between D6 000 (US$126) and D12 000 (US$233) a month to rent a
one- or three- bedroom apartment in the urban areas of The Gambia.15

The government has not directly intervened during the pandemic in providing
finance to address any funding gaps despite some banks and other financial
institutions slowing down on lending. The CBG has not made any
pronouncements regarding debt deferrals or waivers of interest etc. regarding

The high concentration of the majority of the population in the urban areas also
has not helped the cost of low cost housing since the demand is more than the
supply and this continues to rise. However, no published data to track and report
on trends in housing prices exists.
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Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
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Other key players in the private sector such as Blue Ocean Properties, Swami
India International, Global Properties, Amiscus Horzons and Taf Africa Homes
continue to increase their footprint in the affordable housing sector in 2020.
However, most of these companies target high net-worth individuals and people
in the diaspora for their housing units. There are also lots of small and active
private sector players who mainly sell cheaper estate land for affordable housing
development.
The COVID-19 pandemic has contributed to the housing woes of the country.
The government’s partial lockdown which started in March 2020 affected housing
development since it restricted the movement of people and the availability of
construction materials like sand, basalt and cement. The Gambia is heavily import
dependent and the lack of available construction materials has slowed the
completion of additional housing units.
Property markets
The property market in the Gambia continues to attract interest from Gambians
in the diaspora and others alike. This sustained increase in demand for properties
has resulted in increased house prices.
The country has a Deeds Registry at the Ministry of Justice, which is being digitized.
The first phase of the digitization was completed earlier this year and funding is
needed to complete the second phase. Land tenue continues to be a problem
due to traditional ownership of land especially in rural and in some urban areas.
This is compounded by the number of procedures and time (at least three years
to secure a title deed) it takes to register a property with the associated costs
(D4 000 (US$78) in transfer tax to the municipality and D40 000 (US$775) in
capital gains tax per transaction).17
Generally, the property market is buoyant in The Gambia with lots of formal and
informal players. It is, however, highly unregulated. Properties are freely
transferable provided the various taxes are paid to the state and councils, whether
the parties are foreign citizens or not.18
The pandemic has affected the property market since both developers and
potential buyers have had to slowdown and observe the impact on the general
economy before committing resources. Lenders have also not been keen on
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- - - Average annual household income needed for the cheapest newly built house by a formal developer, 2019
Average annual household income using expenditure, 2019 (PPP$)

Housing supply
The government does not invest directly in the construction of affordable housing
or in the provision of financial support to private or commercial enterprises in
support of affordable housing, but rather encourages the development of
affordable housing through liberal policies and other state actors like the SSHFC.
As of August 2020, the SSHFC is engaged in three housing projects, the Brikama
Jamisa project, the Jabang project and the Tujereng project.16 The SSHFC is
therefore embarking on extending housing facilities in the urban centres of the
country, especially within the Kanifing and Brikama municipalities in a bid to reduce
the strain on urban infrastructure and other services.
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Source: https://www.cgidd.com/ (2020)

extending credit during this time and therefore there has not been much
investment in the housing market in the last year.
Policy and legislation
Property rights and secured interests in property are protected by the
Constitution. The Department of Lands (under the Ministry of Lands and Regional
Government) issues title deeds, which are duly registered. Both moveable and
real properties are recognised and enforced. The concept of a mortgage exists
(even though the mortgage market is extremely small) and there is a recognised
and reliable system of recording security interests. The legal system fully protects
and facilitates the acquisition and disposition of all property rights including land,
building and mortgages. However, the bulk of the land is held through customary
tenure or controlled by farmers and traditional rulers. Such land can, however, be
easily taken over by the government or declared reserved land to be used in
future for social amenities such as schools, markets, hospitals, parks or office
buildings.
The new government has not instituted any housing specific legislations/regulations
or designed any policies guiding the urbanization process. The existing policies
that govern the housing sector were developed in the 1980s and 1990s. The most
recent Act is the Rent Act of 2014.
The government does not play a direct role in housing development through
policy and legislation, except through the SSHFC. It rather facilitates the housing
process by making the acquisition and development of land easy for individuals
and private developers.
Opportunities
There is a shortage of affordable housing in the country, which represents
opportunities for potential investors in the sector to fill the gap. Coupled with
the liberal macroeconomic policies of the transitional government in terms of
lower interest rates, reduced tax rates and reduced levels of bureaucracy, banks
and other lenders will be availed the needed resources to lend to their customers
including those in the affordable housing sector. This could positively impact both
the speed of housing development and the stock of housing available for use.
The increase in the number of microfinance companies (54)19 and the size of the
existing major ones, present opportunities for the informal and self-built houses
in terms of access to finance, although microfinance companies are not yet allowed
to directly fund long term housing projects.
With the increase in the number of Real Estate Agents and the strengthening of
their Association, most of the members have now regularized their legal and
financial status. This will facilitate access to finance especially from banks and also
enhance their lobbying with the government in terms of access to affordable and
reliable power supply, water, sewage, low cost finance and land for commercial
development. They will also be able to pursue better regulation since the industry
is large self-regulated.20
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Websites
International Monetary Fund https://www.imf.org/external/index.htm
The World Bank https://www.worldbank.org/
The Gambia Bureau of Statistics https://www.gbosdata.org/about-us
Central Bank of The Gambia https://www.cbg.gm/
Ministry of Finance and Economic Affairs of The Gambia
https://mofea.gm/directorates/budget
Ministry of Health of The Gambia http://www.moh.gov.gm/covid-19-report/
Social Security and Housing Finance Corporation https://www.sshfc.gm/housingfinance-fund
Ministry of Local Government and Lands The Gambia http://www.molgl.gov.gm/
AllAfrica https://allafrica.com/stories/201406031295.html

Availability of data on housing finance
There is no government institution or an association the responsibility
to collate and make available affordable data on housing finance. Rather,
data is available from so many different sources which impact the
reliability and timeliness, and therefore usefulness of information for
housing finance decision making.
The first phase of the digitisation of the title deeds at the Deeds Registry
was completed this year, with the second phase yet to start. The Deeds
Registry is yet to secure funding for the needed D5 million (US$96 907)
to complete the process.21
The major mortgage lenders do not publish information on the number,
value of and nonperforming part of their mortgage portfolio. This makes
trend analysis difficult or even assess the impact on COVID-19 on the
performance of these loans.
It is also difficult to gather meaningful information or to seek clarification
from some government entities since public officials are either not
available or are able to only provide limited information.
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Overview
Ghana’s rapid urbanisation of 56.7 percent1 has occurred at a time when
there is a huge affordable housing deficit of 5.7 million rooms2 in the country.
The mortgage system in the country is at an elementary stage of
development but appears promising as the government has pledged
commitment to make housing financing available.
Ghana recorded a real GDP growth of 6.5 percent representing a 0.5
percentage point gain over 2018’s figure of 6.3 percent.3 Ghana’s GDP
growth positions the country as one of the Africa’s six economies leading the
world’s 10 fastest growing economies. The service sector dominates the
economy with a share of 47.2 percent followed by the Industry (34.2 percent)
and Agriculture (18.5 percent) sectors.4 The Real Estate sector witnessed
appreciable gains as its contribution increased from 1.0 percent in 2013 to
2.7 percent in 2019.5 This represents an annual growth rate of 0.25 percent
from 2013 to 2019. Mortgage to GDP ratio has remained below 0.5 percent
over the years with 0.8 percent of households financing their housing
acquisition through mortgages.6 Inflation in the country has remained in the
single digits. The end of year inflation rate for 2019 was 7.9 percent for the
consumer price index. Average lending rate witnessed a marginal decline
from 23.9 percent in 2018 to 23.6 percent in 2019.
The policy direction for the economy has been to reposition it from taxdependent to production-based. Consequently, the government is promoting
its initiative of establishing an industry in each of the 260 districts. For 2020,
the IMF predicts the economy to grow by 1.5 percent.7 This contraction in
growth is due to COVID-19’s impact on global activities.
Access to finance
Ghana’s financial sector broadly comprises the banking and the non-banking
systems with insurance and capital markets as the components of the nonbanking system. Microfinance institutions operate under the non-banking
system, offering services classified as formal, semi-formal and informal which
are available to all classes of households.8 Currently, 23 banks operate as
universal banks, a significant reduction from the 34 banks that operated before
the implementation of the new minimum capital requirement9 FNB Bank,
Republic Bank, Cal Bank, Stanbic Bank, Fidelity Bank, Société Générale Ghana
and Omni Bank offer a range of mortgage products including home
construction, home purchase, home improvement, refinancing, and land

KEY FIGURES
Main urban centres

Accra, Kumasi,
Sekondi-Takoradi, Tamale

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

5.76 Ghanaian Cedi (GHS)
1.94 Ghanaian Cedi (GHS)

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

30 417 856 | 17 249 054
2.16% | 3.31%
US$2 202
48.4%
2.4%
10.2%
43.5
142 | 0.60

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

US$66 983 million
6.48%
7.18%
n/a
n/a

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

n/a
US$1 084 million
23% | 15 years | 20%
1.62%
8
n/a
215 170 000 GHS
180

Total number of formal residential dwellings in the country (2017) [m]
Total number of residential properties with a title deed (2019) [f]
Number of formal housing units built in this year (2019) [f]
Price of the cheapest, newly built house by a formal developer or
contractor in an urban area in local currency units [g]
Size of cheapest, newly built house by a formal developer or contractor in
an urban area [g]
Typical monthly rental for the cheapest, newly built house [h]
Cost of standard 50kg bag of cement in local currency units [i]
Type of deeds registry: digital, scanned or paper [j]
World Bank Ease of Doing Business index rank [j]
Number of procedures to register property [j]
Time to register property [j]
Cost to register property as share of property price [j]
World Bank DBI Quality of Land Administration index score (0-30) [j]

2 625 411
71 167
35 000

Percentage of women who own a house alone: Total | Urban (2019) [k]
Percentage of households with basic sanitation services:
Total | Urban (2019) [k]
Percentage of households with no electricity: Total | Urban (2019) [k]
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2019) [k]
Percentage of urban population living in slums (2018) [l]

115 000 GHS
51m2
500 GHS
37 GHS (US$6.42)
Paper
118
5
33 days
6.1%
8
n/a | n/a
18.0% | 20.7%
16.5% | 6.2%
34.7% | 32.8%
30.4%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Bank of Ghana
[e] Meqasa.com
[f] Lands Commission Ghana
[g] Damax Construction Ltd

[h]
[i]
[j]
[k]
[l]
[m]

Oldstone Company Ltd
GHACEM Co. Ltd
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)
Ghana Statistical Services

purchase. On average, mortgages in Ghana are granted for a term of 15 years with a
maximum loan-to-value ratio of 85 percent. In 2017, total mortgages in Ghana
amounted to GH¢114 million (US$19 789 042) which grew to GH¢216 million
(US$37 495 028) in 2018. On the contrary, the rate of non-performing loans in 2019
was 13.9 percent, depicting a significant decline of 4.3 percent from 2018.10
The pandemic’s impact on Ghana’s financial sector has led to the establishment of
policy responses to counter the impact. These include the moratorium granted for
microfinance loan repayments that are due for up to 30 days, as well as the reduction
of provisions for loans in the “Other Loans Especially Mentioned” (OLEM) from 10 to
five percent for all banks and Special Deposit Institutions.11 These measures are
expected to lessen the financial sector’s losses from the pandemic.
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The delays in operations owing to the temporary closure of some financial
institutions and additional operational costs incurred in equipping staff to work
remotely due to the pandemic pose a significant risk to revenue. Moreover, high
levels of uncertainty, decline in value of many financial assets and higher foreign
exchange rate potentially subjects the financial sector to increased market risk,
possible increase in credit risk and increased liquidity tightening.12 To further
improve access to finance, the Government of Ghana intends to set up the
National Development Bank which will provide periodic dedicated funds for
intervention in key areas including the housing sector.13
Affordability
Access to basic mortgage facilities is a challenge for the majority of households in
the low- and middle-income brackets who cannot access affordable housing. In
September 2019, the Government announced an increment of 12 percent in base
salaries for public sector workers and a further 40 percent increment in some
categories of allowances.14 The promised increment would yield a real increment
of 4 percent, taking into account the projected inflation for 2019 – the first time
in 20 years a net positive increment had been granted. Unfortunately, the
pandemic has eroded the targeted inflation. Admittedly, public sector workers
represent a small share of the total workforce of the country and given the
historically low levels of wages, the announced increments were barely adequate
to cover housing costs, and the corresponding increments. In Accra, it has been
observed that land price appreciation of building lands ranged from 8 to 11.5
percent between 2018 and 2019.15
Exemplifying the challenge faced by most households, banks providing mortgage
loans set a debt-to-income ceiling not exceeding 45 percent of net income with
15 percent down payment by borrowers required upfront. A typical monthly
mortgage instalment is estimated at 45 percent of household net income16 which,
according to the IMF's definition of housing affordability, constitutes a relatively
unaffordable housing to the average Ghanaian household.
Following the COVID-19 outbreak, Government’s engagements with investors in
respect to the delivery of affordable housing have stalled. The lockdown measures
instituted to repress the spread of the virus led to partial or complete loss of jobs
and subsequently substantially reduced household incomes for both formally and
informally employed. As part of the Government of Ghana’s policy response to
the pandemic, it is expected that the significant reduction in key monetary
requirements would contribute to increased money supply and eventually reduce
cost of credit in the mid to long term period, anticipating that the negative impact
of the pandemic subsides.
Furthermore, the Government's initiative to support small and medium scale
enterprises through the provision of loans estimated at GH¢ 580 million
(US$100 681 094) is one measure that has the potential to drive employment,
enhance household income and consequently increase housing demand.
Housing supply
The annual housing growth rate of the decade before and including 2010 was 4.4
percent.17 This resulted in a total housing stock of 3 392 745 in 2010 and an
estimated figure of 5 218 626 in 2020, assuming a compounded annual rate. The
average number of persons per house has seen a decrease since 1984, reflecting
the increase in housing ownership due to improved economic conditions. In 2010,
the average number of persons per house was 7.3. Based on the estimated 2020
housing stock, the average number of people per house is expected to drop
further to 5.9. In 2010, more than half (57.7 percent) of the housing stock was
located in rural areas.18 However, in 2020 it is expected that the rapid
urbanisation will increase the percentage share of urban areas’ total housing stock
to a little more than half.
The stock of houses increased by 60.1 percent between 2000 and 2010, surpassing
the population growth rate of 30.4 percent over the same period. For that same
period, the housing backlog was 1.7 million.19 According to Ghana’s Housing Policy,
5.7 million rooms are required by end of 2020 at a preferred occupancy threshold
of 2 persons per room, to bridge the deficit and offer accommodation to new
households. To address this, over 100 000 housing units are needed annually to
meet the current demand.20
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COVID-19 response
A partial lockdown covering Kumasi and Greater Accra Metropolitan
Areas was imposed for three weeks in April 2020. Though no
moratoriums on evictions were put in place, the Minister for Works and
Housing called for sympathy towards tenants. That notwithstanding, the
government expressed preparedness to bailout people threatened with
evictions due to inability to pay rent, although a budgeted amount could
not be stated.
The Central Bank of Ghana reduced the monetary policy rate by 150
basis points to 14.5 percent and increased liquidity in the banks by
supporting key sectors of the economy by reducing the Primary Reserve
Requirement from 10 percent to 8 percent. It also reduced the capital
adequacy requirement from 13 percent to 11.5 percent, provided
support to industries through the provision of a GH¢3.0 billion
(US$ 520 764 281) syndication facility and by offering of six-month
moratorium on principal repayments for selected businesses. Lastly
interest rates based on the Ghana Reference Rate were reduced by 200
basis points.
To reduce the hardships brought about by the pandemic, the
government absorbed utility bills on water for households and
businesses. Water was mobilised for vulnerable communities who did
not have constant supply. In addition, electricity bills for lifeline
consumers of electricity who consume less than 50 kilowatt hours a
month, were fully absorbed while all others had half of their electricity
bill absorbed. This relief package was extended to last the whole year.
During the lockdown, food items were distributed to the vulnerable and
needy, especially those in informal settlements.

The housing market, segmented into the formal and informal, has a high share of
informal activity made up of actors who acquire their own land and engage the
services of tradesmen to build incrementally based on resource availability. This
allows for affordable construction but may sometimes affect the quality. Formal
developers have often focused on the middle to high income segment of the
housing market, with only a few catering to the low income segment. Despite
the presence of formal real estate developers catering to the lower income
segment, the prices of houses are often beyond the means of low-income earners
as the buildings are priced in foreign currency. For example, the price offered by
Damax Construction for its lowest price house is at GH¢ 115 400 (US$20 000)
However, national average annual income is GH¢ 33 937 (US$5 891) while
expenditure is GH¢ 12 857 (US$2 231).21 Hence, assuming all savings were used
to make the purchase, it will take 5.5 years before full payment is made.
The majority of households in Ghana (42.1 percent) own their dwelling unit while
29.7 percent live rent-free. Rent-paying occupants account for 27.6 percent while
perching and squatting account for a combined 0.5 percent.22 Many Ghanaians
prefer to build and own their houses incrementally which accounts for the
widespread horizontal development that has led to urban sprawl. Compound
houses (57.3 percent) account for the highest typology of house occupied,
followed by separate houses (28 percent), semi-detached houses (4.7 percent),
huts (4.8 percent) and flat/apartments (3.3 percent). Flats and apartments have
not seen a popular demand due to their relatively high cost and an entrenched
socio-cultural preference for individualised spaces. However, recently there has
been an emerging demand spurred by the expatriate community, and non-resident
Ghanaians. They view these types of accommodation as more secure than the
traditional approach of incremental construction on lands which are frequently
subjected to multiple sales, ownership disputes and outright stealing. Often, the
high interest charged on mortgages by the various mortgage and financial
institutions deters workers from applying as they will rather prefer to use the
equity of personal loans and other income sources.
In efforts to bridge the housing gap, the government is supporting the construction
of affordable homes and enhancing access to housing credit through mortgages
for government workers. Projects initiated since 2007 and abandoned for some
time, have been resuscitated and completed, or are at various stages of
completion.23 One such project is to be delivered by the United Nations Office
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The Government has also embarked on several private public partnerships (PPP).
For example, in 2019 the government signed a PPP agreement with a Hungarian
private company, Solin, to construct 10 000 affordable housing units across the
country.24
Property markets
Land ownership is generally recognised under the two categories of customary
and public lands. Customary lands are owned by stools, skins, families, or clans
with the respective group leaders holding the lands in trust for the benefit of the
members. Public lands are acquired and vested in the President of Ghana for the
common good of the country. However, private ownership of lands can be
acquired through grants, sale, gift or marriage.25
Land tenure insecurity is prominent in both the urban and rural areas of Ghana,
evident in the forms of land encroachment, multiple land sales, unapproved
development schemes, undetermined boundaries of customary lands, conflicting
land uses between mining and agriculture sectors, and weak systems to manage
such conflicts. As a result, the Ghanaian land market is dysfunctional with low
levels of investment in land owing to high transaction costs and sustained rural
and urban poverty.26 Efforts to enhance transparency and efficiency of land
administration led to plans to digitise the land registry in 2018. The Land
Registration Division of the Lands Commission is responsible for the registration
of title, deed and other interests or instruments affecting land.
The service of estate agents is key to the property market, however, there is no
formal recognition of estate agencies in Ghana. An initiative is currently being
pursued by the Ghana Real Estate Professionals Association and the Ghana
Association of Real Estate Brokers for recognition as official licensing and training
bodies.
As a result of the impact of the pandemic, estate developers currently operate at
a maximum capacity of 30 percent with plans to shut down completely if
conditions worsen. Moreover, conventional sales and marketing approaches are
vastly distorted. Open house, property viewings, housing fairs and mortgage clinics
are likely to be cancelled for the rest of the year with great losses to marketers.
Policy and legislation
Since 2019, the Draft Rent Control law has undergone a number of iterations in
review to enhance its robustness and responsiveness to the rental market across
the country. Presently, the latest draft has been submitted to Cabinet for
consideration and approval, following which it will be taken through the formal
legislation processes to become law.27
Additionally, the Government has signalled its intent to regulate the real estate
practice, including the conduct of property transactions, with the submission of
the Draft Real Estate Agency bill to parliament for passage into law. The
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for Project Services (UNOPS) which signed up to deliver 200 000 units in total
with 6 500 anticipated to be completed in the first phase by December 2020.

1 000

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

Condominium Bill, which will regulate the management of shared or public spaces
in multi-family residential developments remains on the drawing board, awaiting
some further work by the Ministry of Works and Housing. Among its provisions,
the mandatory insurance cover imposed on the owners, a novelty in its application
in the country, will stimulate further development of the sector.
Following the completion and passage of the Ghana Building Code to regulate
the standards of all construction activities, including those in the residential sector,
the government with support from the International Finance Corporation (IFC)
is currently undertaking the revision of the national building regulations (LI 1830)
that was last updated in 1986. These reforms are part of measures put in place
to improve competitiveness of doing business in Ghana.
The government has set up the National Housing and Mortgage Fund (NHMF)
in partnership with Ghana Commercial Bank, Republic Bank and Stanbic Bank to
deepen access to mortgage and residential housing finance. Through the NHMF,
250 housing units are being constructed as phase one, expected to be completed
by September 2020 with an additional 200 housing units in phase two to be
completed at Tema Community 22.28 Similarly, through the NHMF partnering
with GCB Securities, an Affordable Housing Real Estate Investment Trust (REIT)
was set up to provide rental homes for public sector workers. The scheme is
based on a rent-to-own model where public sector workers can access decent
and affordable homes for between 15 to 20 years and pay a residual value to own
the property.29 Lower interest rates (11.9 to 12.5 percent) are being offered as
part of the scheme, compared with the nominal minimum rate of 24 percent for
non-foreign currency or cedi-denominated mortgages.
The 2015 National Housing Policy continues to provide direction for housing
development in the country, with emphasis on the private sector involvement in
affordable housing finance and delivery. Local land use planning is also being
streamlined through the implementation of the Land Use and Spatial Planning
Act 925 (2016). The Act revises and consolidates the laws on land use and spatial
planning. It stipulates the framework within which spatial planning at the national,
regional and district level takes place. The Act elevated the Town and Country
Department into the Land Use and Spatial Planning Authority with an objective
to provide for the sustainable development of land and human settlements. The
Land Use and Spatial Planning Act is also complemented by the recently passed
Land Bill (2019). The new Land Bill is expected to provide a comprehensive legal
regime for the land sector and support decentralised land service delivery to bring
about enhanced accessibility and secured tenure.
Opportunities
With the increasing urban population, there is a huge opportunity for investors
to engage in the production of quality construction materials and affordable
housing for the urban areas using modern techniques that ensure timely and lowcost delivery of housing. Several innovative techniques have been piloted locally
and globally such as expandable polystyrene products and use of recycled materials
that allow efficient use of local resources to produce affordable buildings. The
various research institutions such as the Building and Road Research Institute have
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been undertaking several researches into the use of locally sourced materials for
construction that will require support to further finetune the design processes for
replicability and scalability.

Availability of data on housing finance
Data on housing is sparse and data available is often outdated. The
Ghana Statistical Service (GSS) collects and publishes data on housing
after conducting the population and housing census which is undertaken
every decade. Due to the pandemic, the census which was to be
conducted in 2020 has been postponed to 2021. The data covered by
GSS includes housing and land access, demand and supply, housing
finance and infrastructure and access to basic services. The Bank of
Ghana’s data on housing finance is very limited and only focuses on
mortgage rates. This information is publicly available online.

The Government has indicated its readiness to partner with the private sector
and investors in promoting rapid housing technology. For example, the
government partnered with the Hungarian Government to roll out an Affordable
Housing project using Rapid Housing Technology that permitted the construction
of a three-bedroom house model within 11 days.30 The Government identifies
such innovative technologies as a game changer in helping to bridge the housing
deficit.
The housing sector is made up of several industries that are involved in the design,
finance, construction, furnishing and technical support to the production of
buildings. The roles of these industries who are mostly from the private sector
are crucial not only to the real estate sector but to the economy through their
contribution to GDP and job creation. The formal and informal sector would
benefit from a higher participation of the private sector in both direct and indirect
processes to leverage local resources and make more affordable housing available.
In 2019, Government announced measures to ensure a credible mortgage system
where Ghanaians can access housing finance by using 30 percent of the incomes
to own a house payable within a spate of 15-20 years.31 This alone will not be
enough and will require the full participation of the private sector in housing
finance especially that targeted to the lower end of the market. Nonetheless,
Ghana’s enabling environment and growing population makes it a fertile place for
potential investors to contribute meaningfully to addressing a national issue by
investing in the housing sector. Through the country’s progressive macroeconomic
policies, the government has instituted several waivers and incentives for investors
in the affordable housing sector. For example, a five-year corporate income tax
holiday is offered to real estate companies with prior approval from the Ministry
of Works and Housing for the construction of affordable housing.32 The strong
rule of law and protection of individual liberties adds on to the country’s
investment attractiveness.

The main data gaps related to housing finance include yearly housing
stock increase, number of mortgages outstanding, mortgage loan
performance, average property values, loan to value ratios, and
disaggregated data on mortgages by region among others.

Websites
Bank of Ghana https://www.bog.gov.gh/
Ghana News Agency https://www.gna.org.gh/home
Price Waterhouse Coopers (PwC) https://www.pwc.com/gh/en.html
Graphic Online https://www.graphic.com.gh/
Ghana Investment Promotion Council (GIPC) www.gipcghana.com
Republic Bank www.republicghana.com
GNA https://www.gna.org.gh/home
National Housing and Mortgage Fund (NHMF) www.nhmf.com.gh
Ministry of Works and Housing (MWH) https://www.mwh.gov.gh/
MOFEP www.mofep.gov.gh
Ghana Statistical Service https://statsghana.gov.gh/
Meqasa www.meqasa.com/blog
Cal Bank https://calbank.net/

Ghana’s vibrant labour market ensures a constant supply of needed labour force
to execute project tasks which, coupled with existing supporting institutions such
as banks, telecommunications, ports and Ghana Investment Promotion Council,
ensures that the needed assistance is always offered to investors. However, the
scarcity of land in the core city areas requires investors to be diligent in land
transactions and to always follow due official processes.
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https://nhmf.com.gh/about-us# (Accessed 31 August 2020).
Ministry of Works and Housing (2019), New Technology for Building a House in 11 Days.
https://www.mwh.gov.gh/index.php/2019/02/new-technology-for-building-a-house-in-11-days/ (Accessed
30 August 2020)
Ibid.
Ghana Investment Promotion Centre (2020). The Immense Opportunities of Property Development in
Ghana. https://www.gipcghana.com/press-and-media/617-the-immense-opportunities-of-propertydevelopment-in-ghana.html. (Accessed 30 August 2020)
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Guinea
Wessou Kourouma, Jobomax Guinée SARL/ American
Homebuilders of West Africa

KEY FIGURES
Main urban centres

Conakry, Kindia, Kankan,
Labé,Boké, Faranah, Mamou,
N'Zérékoré

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

9 639.44 Guinean Franc (GNF)
3 704.81 Guinean Franc (GNF)

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

12 771 246 | 4 661 505
2.83% | 3.83%
US$1 064
24.2%

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

US$13 590 million
5.58%
9.45%
n/a
14.50%

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

130 000
n/a
26% | 12 years | 20%
n/a
n/a
n/a
n/a
18

Overview
The Republic of Guinea is located in West Africa and covers an area of
246 000km2. It shares a border to the north with Senegal, to the northwest
with Guinea-Bissau, to the west with the Atlantic Ocean, to the south with
Sierra Leone and Liberia, to the east with Ivory Coast, and to the northeast
with Mali. It comprises four natural regions, eight administrative regions,
33 prefectures and 307 sub-prefectures. According to the National Institute
of Statistics, the population is estimated in 2020 at 12 559 623 inhabitants,
more than half of whom live below the poverty line. Rapid population growth
in urban centres, the decline in the human development index, and the lack
of effective policy for the construction and housing sectors underlie the main
housing problems in the country.

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

n/a
210 571
n/a

Guinea's gross domestic product (GDP) grew by six percent in 2018 and
6.2 percent in 2019. This rebound has been supported by increased foreign
direct investment in the mining sector and some improvement in power
generation.1 GDP growth would have been driven by policies to improve
the quality of public financial management, the business environment, the
efficiency of the banking system, the governance of the electricity sector, and
better value in the mining and agricultural sectors. With the COVID-19
pandemic, GDP growth is now expected to be much lower, at 1.4 percent in
2020 and 5.8 percent in 2021 in the baseline scenario, and -1.8 percent in
2020 and 3.8 percent in 2021 in the pessimistic scenario.2

Percentage of women who own a house alone: Total | Urban (2013) [i]
Percentage of households with basic sanitation services:
Total | Urban (2013) [i]
Percentage of households with no electricity: Total | Urban (2013) [i]
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2013) [i]
Percentage of urban population living in slums (2018) [j]

6.0% | 4.0%

The annual inflation rate was 9.7 percent in 2019 and was expected to be
9.4 percent in 2020 and 6.4 percent in 2021, in a context of prudent
monetary policy. The new projections, taking COVID-19 into account, predict
inflation in the range of 8.6 percent to 8.7 percent in 2020 and 7.6 percent
to eight percent in 2021. However, these projections could be reviewed as
the result of possible interventions by the government and the Central Bank
of Guinea (Banque Centrale de la République de Guinée, BCRG) to support
the economy in response to the threats posed by the COVID-19 pandemic.3
The budget deficit deteriorated from 1.5 percent of GDP in 2018 to 2.9
percent in 2019 under pressure from subsidies to the electricity sector. It is
expected to deteriorate further in 2020 as the COVID-19 pandemic requires
increased social and health spending and budgetary interventions to support
the economy. Government revenue will also decline in the face of the general
economic slowdown. The tax burden is low, at 12.5 percent of GDP in 2018.

4.5%
4.4%
33.7
174 | 0.47

364 258 461 GNF
90m2
3 500 000 GNF
75 000 (US$7.78)
Paper
156
6
44 days
4.8%
6.5

25.1% | 41.1%
56.4% | 13.5%
32.8% | 35.5%
50.1%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Ministry of Land, Housing and Urban Development
[e] Africa Guinea Real Estate

[f]
[g]
[h]
[i]
[j]

BCEIP Group
BAH Cement
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

This can be explained by a low level of civic-mindedness about taxation, inadequate
control, and numerous tax exemptions.
The level of debt, which had fallen significantly from 58.1 percent of GDP in 2011 to
27.2 percent in 2012, rose to 37.2 percent in 2017 and 39 percent in 2018. In 2019,
public debt stock was estimated at 45 percent of GDP by the International Monetary
Fund, well below the maximum threshold of 70 percent set by the Economic
Community of West African States (ECOWAS).4 However, Guinea’s debt ratio could
increase. This increase would be the result of the budgetary efforts needed to cope
with the COVID-19 pandemic, but also from new loans taken out with China to finance
road and energy infrastructure.
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The direction of government spending has changed to prevent and reduce the
risks of contamination. With this in mind, the government presented a plan to
respond to the COVID-19 health crisis estimated at US$370 million (FG3 567
billion). The plan focuses on health, social and economic aspects including support
for the recovery of the formal and informal private sector affected by the crisis.
The management of the funds was initially assigned to a financial management
commission for the response against COVID-19. External aid mobilised is not
part of the funds for the government's response plan.
Access to finance
The BCRG is located in the capital city of Conakry. There are 16 commercial
banks, five of which offer mortgages or home loans.5 The five commercial banks
offering housing loans are Société Générale Guinea; Banque Internationale du
Commerce et de l’Industrie de Guinée; Ecobank; Afriland First Bank, and Vista
Bank.6 Home loans are available for the purchase of land, the purchase or
construction of a house, and the renovation of real estate properties.
Housing finance is generally granted to bank staff, and employees with a
guaranteed contract and a salary level well above the norm. Due to difficulties in
collecting data on mortgage indicators, particularly from the BCRG, there is
virtually no reliable data available to the public on the number of mortgages,
growth in the number of mortgages, average loan terms, loan-to-value ratios and
average mortgage size. Similarly, data on the percentage of non-performing loans
is not available. However, the interest rate charged on mortgage loans and nonmortgage housing finance is 10 percent.
There are virtually no non-bank institutions offering housing finance in Guinea.
Companies such as Jobomax Guinea/American Homebuilders offer housing
finance models such as construction financing for Guineans in the diaspora. This
model allows for relatively flexible indebtedness of real estate buyers as repayment
can be made for up to 10 years after payment of a 30 percent down payment.
Guinea has an active microfinance sector that plays an important role in providing
access to financial services, especially for the low income population. Crédit Rural
de Guinée SA (CRG-SA) is the largest microfinance institution in Guinea with
178 outlets offering sustainable financial services to more than 400 000 clients.
CRG-SA provides credit, money transfers, savings collection and daily tontine (a
kind of savings). The CRG-SA finances several types of activities such as agriculture,
livestock, fishing, crafts, and small trade. Since 2016, the CRG-SA has been financing
small and medium-sized enterprises. It has 235 full-time employees, hundreds of
co-workers and thousands of local elected officials. Since 1989, it has been actively
involved in development of the rural areas.7
The Addoha Group also offers a system of financing for purchasers in the form of
lease purchase. To own a flat, the tenant must pay a minimum of 10 percent of
the price of the flat at the time of purchase and the balance after a maximum of
two years. This offer is in line with the Addoha Group’s vision, summarised in its
slogan “Buy your housing at the price of a rent”.8
The Guinean government, through the Private Investment Promotion Agency
(APIP-Guinea), launched a new mobile service called APIP Mobile in July.9 Through
this innovative product, and in a context marked by the health crisis linked to
COVID-19, APIP-Guinea hopes to reach out to the informal sector to facilitate
the formalisation of their businesses. The aim is meet shopkeepers, project leaders,
tradesmen and women to offer advice and help them formalise their businesses,
and also to build up a reliable database to put those needing support in touch
with those providing support.
Affordability
The available accommodation is not affordable. The cheapest price for housing is
FG364 258 461 (US$38 000) (sale price of Jobomax Guinea/American
Homebuilders of Guinea 2019 for a three-room house). Taking into account the
income of the average Guinean civil servant, whose salary ranges from
FG1 500 000 (US$156) to FG3 000 000 (US$313), the maximum percentage of
household income used to cover the monthly mortgage payment is 40 percent.
For someone with a salary of FG3 000 000 (US$313) to own a home, it will take
at least 25 years to finalise the payment.
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COVID-19 response
In response to the pandemic, the government has set up an Interministerial Committee chaired by the Prime Minister. Three initiatives
have been launched within this framework:
n Urgent requests for assistance;
n A national emergency priority programme; and
n An impact study and a recovery programme.
The government’s response to the housing pandemic has been to freeze
or suspend rental payments for public and private buildings until
December 2020.
A containment period was imposed as soon as the disease appeared
on 12 March 2020. This period lasted the months.
The central bank did not reduce interest rates.
There has been no moratorium on evictions in Guinea.
The government did not provide a response to informal settlements.

To increase affordability, the state grants incentives to developers, such as the
provision of land at a very affordable price of FG25 000m2 (US$2.60). The land
is serviced and developers are provided with tax benefits throughout the
construction and marketing period. Unfortunately, the state has difficulty in
meeting its commitments to developers because of the lack of performance by
those responsible for monitoring these public private partnership agreements.
COVID-19 has caused inflation and the depreciation of the Guinean franc against
the US dollar. This has resulted in the selling price of houses increasing in the local
currency, which will further reduce the chance of potential buyers being able to
afford homes.
Apart from the payment of rents for public and private buildings, which have been
blocked from April to December 2020, no other official measures are being taken
by the housing finance sector to counter the impact of COVID-19.
Housing supply
Housing supply is well below demand. According to the Guinean Minister of
Urban and Territorial Planning in the Council of Ministers on 14 February 2019,
current housing needs are estimated at 47 200 dwellings a year. To date, with the
developers in operation and without taking into account the actual data of the
number of individual housing units built each year, there are 500 housing units built
a year.10
A Social Housing Financing Agreement was signed on 31 August 2018. In terms
of this agreement the government, with the support of the BCRG and the
collaboration of the Professional Association of Banks, put in place a financing
mechanism. This consists of refinancing banks and credit institutions at low rates
to allow an exit rate for the final borrower capped at a maximum of six percent
a year. To facilitate this important mechanism, facilitation and risk management
structures have been put in place. These include:
n The Société Nationale de promotion immobilière/National Company for Real
Estate Promotion;
n The L’Agence Guinéenne pour le Financement du Logement/The Guinean
Agency for Housing Finance; and
n The Fonds de Garantie Hypothécaire/ Guinean Mortgage Guarantee Fund.
The National Housing Policy adopted for this purpose include, among others, the
following interventions:
n Financing for the acquisition of new housing in partnership with Guinean and
foreign private property developers;
n Meeting the needs of the population for decent housing of all types in all
cities of the country;
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GUINEA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

PPP$85 716

Population:

12 771 246

PPP$17 903

Urbanisation rate:

3.83%

PPP$12 001 – PPP$23 000
Cost of cheapest
364 258 461 GNF
newly built house:

PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
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n Job creation; and
n The fight against social inequalities.11
On 13 July 2020, the United Nations Office for Project Services (UNOPS), the
Government of Guinea and SHS Holdings Ltd signed an agreement for the
construction of 200 000 affordable houses over the next 10 years. This agreement
will help bridge the housing gap through innovative, sustainable and affordable
solutions.
At private sector level, the company Jobomax Guinea, like many other real estate
promoters in the area, has continued constructing housing in the prefecture of
Coyah and is keeping on employees to support them during this pandemic period,
despite the drastic reduction in clients visiting the construction sites. It is also,
through a non-governmental organisation called EURO-Guinea, supporting health
and hygiene measures, particularly the construction of latrines and supplying
hygiene kits for the response to COVID-19.12

PPP$98 320

Urban households
that could afford this
house with ﬁnance:

5.34%

1 PPP$:

3 704.81
Guinean franc

350

Urban

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

n Access to home ownership of decent housing for state employees in a first
phase;

House price PPP$:

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

Policy and legislation
The state, through the Ministry of Urban and Regional Planning, has implemented
a policy of public private partnership agreements to support and encourage
developers to invest in the construction of affordable housing. The role of the
state is to facilitate access to land, grant tax benefits to reduce construction costs,
and facilitate access to all documents related to housing to create an environment
conducive to the provision of housing by the private sector.
Financial sector legislation and all government regulations and policies that affect
housing and housing finance are:
n The Fonds National de l’Habitat et de l’Urbanisme (National Housing and
Urban Development Fund) is responsible for collecting and mobilising financial
resources;
n The Société Nationale de l'Aménagement et de la Promotion Immobilière
(National Real Estate Planning and Promotion Company) is responsible for
planning, identifying developers and promoting affordable housing;
n The Fonds de Garantie Hypothécaire (The Mortgage Guarantee Fund) is
responsible for the mortgage guarantee; and

There are no data on the number of rural and urban houses and the average size
of households in rural and urban areas.13

n The Fonds de Sécurisation Foncière (Land Security Fund) is responsible for
land guarantees.

Property markets
In contrast to formal occupation, informal occupation is the most widespread form.
Several land purchases and sales are carried out without deeds. There is no
digitised land title system and no central deed registry. There is, however, a physical
land title system which is produced after the intervention of professionals such as
the notary, surveyor and land registrar. The latter is responsible for issuing, securing
and archiving land titles. A process was put in place in 2019 to digitise land titles.

The legal framework governing land includes:

The cheapest three-room flat is FG364 258 461 (US$38 000) and the cheapest
rental is FG500 000 (US$52). There is no data on the percentage of owneroccupied households and the percentage of tenant households.
There are two types of estate agents: estate agencies and direct sellers. One is a
formal estate agent and the other is informal. The transfer of ownership takes
44 days, and the cost is 4.8 percent of the value of the property. It takes 151 days
to obtain the building permit at an estimated cost of 7.3 percent of the value of
the property.
The real estate market has been affected during the COVID-19 period because
of the reduced number of customers. This reduction is not only due to the lack
of work for some, but also to the containment measures taken by the local
authorities.

n The Code on Private and State-owned Land; and
n The Building and Housing Code, which brings together the legislative and
regulatory provisions relating to construction, property development, and
social housing.14
Opportunities
The construction of quality and affordable housing is one of the most complex
problems facing developed and developing countries alike. In West Africa, the
problem is particularly serious. In Guinea, with an estimated population of more
than 12 million in 2020, a recent analysis of the national housing market, carried
out jointly by the Guinean government and the International Finance Corporation,
provides new information on the housing deficit. According to this study, Guinea
is facing a significant housing deficit estimated at 500 000 units with an annual
demand of more than 47 000 dwellings. However, “the metropolitan region of
Conakry, which is home to one-sixth of the country’s population, is currently
experiencing high growth of 6.3 percent per year”, according to recent
demographic statistics. These figures may also be increased in the coming years
despite the reforms carried out by the government in this sector.
Although mortgage financing options are almost non-existent due to extreme
poverty, there is an important and emerging middle class, a diaspora determined
to have decent housing, tax and customs benefits and easy access to land at a
lower cost.
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Websites
Ministry in Charge of Investments and Public Private Partnerships
www.invest.gov.gn
National Institute of Statistics www.stat-guinee.org
Ministry of Economy and Finance www.mef.gov.gn
Ministry of the Budget www.mbudget.gov.gn
Ministry of Urban and Regional Planning www.mvat.gov.gn
Agency for the Promotion of Private Investment www.apip.gov.gn
Africazine www.africazine.com
World Bank www.francais.doingbusiness.org/
UNOPS www.unops.org/fr
Ecobank www.ecobank.com
African Development Bank Group www.afdb.org/fr/
224 Business https://224business.net/
Guinee News www.guineenews.org

Availability of data on housing finance
Data collection has not been easy during the pandemic period. Due to
the reorganisation of work programmes, the suspension by some
services of face-to-face meetings, and to comply with barrier measures,
some data is not available. Data that is available online comes from the
following resources:
n Ministry of Urban and Regional Planning (www.mvat.gov.gn):
information on land and planning through the land registry system
to private developers.
n National Institute of Statistics (www.stat-guinee.org): data on
households and country data.
n Ministry of Economy and Finance (www.mef.gov.gn): information
on economic growth.
n Ministry in Charge of Investments and Public Private Partnerships
(www.invest.gov.gn): investment opportunities.
n Ministry of Budget (www.mbudget.gov.gn): incentives and tax
breaks.
n BCRG (www.bcrg-guinee.org): statistics related to inflation, GDP
and external debt.
No data has been collected at the central bank level on the statistical
census of mortgage loans, due to the unavailability of resource persons.

1

2

3

4

5

6

7

8

9

National Statistical Institute. Geographical location, administrative boundaries. http://www.stat-guinee.org/
(Accessed 10 August 2020).
African Development Bank (2020). Economic Outlook for Guinea. www.afdb.org/fr/pays-afrique-de-louestguinee/perspectives-economiques-en-guinee (Accessed 10 August 2020).
African Development Bank (2020). Economic Outlook for Guinea. www.afdb.org/fr/pays-afrique-de-louestguinee/perspectives-economiques-en-guinee (Accessed 10 August 2020).
African Development Bank (2020). Economic Outlook for Guinea. www.afdb.org/fr/pays-afrique-de-louestguinee/perspectives-economiques-en-guinee (Accessed 10 August 2020). Pg. 9.
BCRG (2020). List of Banks in the Republic of Guinea. Central Bank of Guinea. https://www.bcrgguinee.org/wp-content/uploads/2020/02/liste-banques.pdf (Accessed 16 September 2020).
BICIGUI. Real estate credit. Characteristic. Banque Internationale du Commerce et de l’Industrie de Guinée
https://www.bicigui.org/particuliers/credits/devenir-proprietaire/credit-immobilier/. (Accessed 15 August
2020).
Crédit Rural de Guinée. First microfinance institution in Guinea. http://www.creditruralguinee.org/.
(Accessed 14 September 2020).
Addoha Group. Reserve your property from home! http://www.citedouane.com/ (Accessed 13 August
2020).
Emergence (2020). APIP-Guinea launches its mobile service www.emergencegn.net/lapip-guinee-lance-sonservice-mobile-pour-se-rapprocher-du-secteur-informel (Accessed on 17 July 2020).
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Xinhauant. (2020). Deficit of 500,000 dwellings. www.french.xinhuanet.com/2019-02/12/c_137814742.html.
(Accessed 15 August 2020).
224 Business (2019). Guinean Agency for Housing Finance (AGUIFIL) is recruiting a general manager.
224business.net/? p=3818. (Accessed on 20 August 2020).
Jobomax Guinea (2020). Donation to the urban municipality of Coyah.
UNOPS (2020). Government of Guinea partners with UNOPS and SHS Holdings to build 200 000
affordable housing units. 13 July 2020. https://www.unops.org/fr/news-and-stories/news/government-ofguinea-partners-with-unops-and-shs-holdings-to-build-200-00-affordable-homes (Accessed 13 August 2020).
World Bank (2020. Doing Business Data. Transfer of ownership.
https://francais.doingbusiness.org/fr/data/exploreeconomies/guinea#DB_rp (Accessed 16 August 2020).
UNDP (2020). National Response Facility. April 2020. United Nations Development Programme.
https://www.undp.org/content/dam/rba/docs/COVID-19-CO-Response/Analyse-multisectorielle-sur-COVID19-Guin%C3%A9e.pdf (Accessed 1 July 2020).
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Guinea-Bissau
Dr Roland Igbinoba

Overview
Guinea-Bissau is a small, fragile, underdeveloped country in Western Africa
that only covers 36 125km2.1 It borders Senegal and the Gambia to the north
and Guinea to the south and east and, despite its size, the country is host to
a large variety of ethnic groups, languages, and religions.2 The total population
of Guinea-Bissau was estimated at 1.9 million people in 2019.3 Cashew
production accounts for approximately 70 percent of employment and
cashew nuts account for more than than 90 percent of exports and are the
main source of foreign exchange.4 The country is among the 15 poorest in
the world in 2020,5 with a gross domestic product (GDP) per capita of
CFA370 972 (US$635) and purchasing power parity (PPP) GDP of
CFA1 162 408 (US$1 989).6
Guinea-Bissau has massive foreign debt and an economy that relies heavily
on foreign aid.7 To stabilise the economy and finance the deficit, public debt
securities totaling CFA10 billion (US$17 114 495) were issued in September
2019, leaving the public debt profile at an estimated 27 percent.8 However,
Guinea-Bissau recorded a current account deficit of 10 percent of the
country’s GDP in 2019 compared to 3.2 percent in 2018.9 This could be
attributed to lower cashew nut export prices.10 The inflation rate is estimated
to be 2.3 percent in 2020, which is below the three percent convergence
criterion for the West African Economic and Monetary Union (WAEMU).11
In 2020, the urban population of Guinea-Bissau had increased to 44.9 percent
from 15.1 percent in 197012 with 74.4 percent of the urban population living
in slums. This puts the typical annual growth rate at 2.21 percent.13
Approximately half of the population are rural dwellers who reside in
traditional houses without electricity, improved water sources and toilet
facilities.14 Only 66.6 percent of the population in Guinea-Bissau has access
to improved water and 26 percent has access to electricity in their houses.15
The COVID-19 pandemic has far-reaching implications for all sectors of the
economy, and the spread of the virus has grounded economic activities,
including the real estate sector. Foreign exchange earnings from the cashew
crop have been hit hard. As the pandemic spread, the country could not
export cashew nuts because of the lockdown and international border
closures. This has greatly contributed to the economic breakdown of the
fragile country.

KEY FIGURES
Main urban centres

Bolama/Bijagos, Cacheu,
Gabu, Oio, Quinara, Bafata,
Biombo, Bissau, Tombali

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

584.30 CFA Franc (XOF)
240.73 CFA Franc (XOF)

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

1 920 922 | 840 922
2.46% | 3.41%
US$2 286
55.2%
6.1%
n/a
50.7
178 | 0.46

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate (2019) [b]
Yield on 10-year government bonds
Lending interest rate (2018) [b]

US$1 340 million
4.60%
2.00%
n/a
5.10%

Number of mortgages outstanding (2017) [d]
Value of residential mortgages (Current US$) (2017) [d]
Typical mortgage rate | Term | Deposit (2019) [e]
Ratio of mortgages to GDP
Number of mortgage providers [f]
Number of microﬁnance loans outstanding [d]
Value of microﬁnance loans in local currency units [g]
Number of microﬁnance providers [g]

350
US$0.11 million
11% | 5 years | 30%
0.01%
4
700
53 172 000 XOF
18

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

n/a
n/a
250

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

n/a | n/a
n/a | n/a
n/a | n/a

23 675 864 XOF
40m2
36 928 XOF
5 843 XOF (US$10.00)
Paper
174
5
48 days
5.4%
3

n/a | n/a
74.4%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] World Bank publication 2017: Country Partnership
Framework for Guinea-Bissau FY18-FY21
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Demographic and Health Surveys, USAID
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Access to finance
Population growth in Guinea-Bissau contributes to the housing deficit in the country.
The high poverty rate hinders the majority from owning their homes. Approximately
70 percent of Guinea-Bissau residents work in the informal sector. This set of people
is served by microfinance institutions and large co-operative networks (classified as
non-bank financial institutions). Some of these networks are supervised by the Central
Bank of West African States – Banque Centrale des États de l’Afrique de l’Ouest
(BCEAO) and serve twice as many clients as the mainstream banking system. Moreover,
some microfinance banks provide housing loans of up to CFA5 million to CFA10 million
(US$8 557 to US$17 114) from two to five years (microcredit) for salary earners
only.16
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The microfinance banks are intensifying efforts to provide loans to eligible people
to reduce the housing backlog, although the banks have limited capacity. There
are 18 microfinance banks operating in Guinea-Bissau, with 19 service centres and
16 210 clients. The total amount of deposits is approximately CFA207 million
(US$352 802) and the outstanding credit totals CFA53 172 000 (US$91 00) in
2020.2 The Professional Association of Decentralised Financial Systems of GuineaBissau was created in 2003, which currently includes 17 of 18 microfinance
institutions in the country.17
In an effort to increase access to housing finance among people in the informal
sector, the World Bank provided credit to the West African regional mortgage
refinancing company, Caisse Régionale de Refinancement Hypothécaire (CRRH).
This is to empower selected non-bank financial institutions (that meet the criteria)
by extending long-term financial loans in the form of mortgages, incremental
construction loans, or housing improvement loans to borrowers who are not
eligible for formal housing finance.18
Another source of housing finance for countries in the WAEMU zone is an annual
fundraising of CFA1 460 8 billion (US$2.5 billion) by the World Bank. The purpose
of this funding is to boost private sector investment and create jobs in low income
International Development Association (IDA) countries with a focus on fragile and
conflict-affected states. The donation was also done in 2019 and named IDA19
The International Finance Corporation – Multilateral Investment Guarantee Agency
IFC-MIGA Private Sector Window (PSW).19
Guinea-Bissau also benefits from the WAEMU window of IDA PSW combined
concessional funding provided by IDA donors, with financing and guarantee
instruments on commercial terms through blended finance. The blended finance
approach helps to unlock private sector investment in the fragile country affected
by conflict. On a yearly basis, 15 000 new mortgages are released through this
financing. This is done to reduce an annual demand of 800 000 new homes across
the WAEMU region.20
Another constraint the housing finance sector faces is the labour informality rate
of 75 percent, which prevents access to mortgages as banks take the domiciliation
of salaries as their main form of security. Weakness in land infrastructure is an
additional challenge, as few people have access to a clean title. Further, mortgage
enforcement is not common as the legal and judicial systems tend to be protective
of family housing. Prudential rules require financial institutions to match the
maturity of credit with that of funding; since funding is mostly composed of shortterm deposits, this limits the amount of long-term loans extended.
The interest rate for mortgage loans in Sub-Saharan Africa ranges from seven to
nine percent and the average maturity for mortgage loans is seven years. This
makes it difficult for majority of the people to afford mortgages. Instead, most
people subscribe to micro-loans with incremental rates that can be paid over a
longer term (over 10 years).21 Also, poor risk management, weak regulatory
framework and political instability make it more difficult to access housing finance,
especially among low income households in Guinea-Bissau.22
Affordability
Guinea-Bissau is characterised as a fragile country with a high population growth
rate especially in urban areas. Its economy continues to deteriorate due to the
political crisis coupled with corruption and poor public services. The high
unemployment rate is an outcome of the political instability that has plagued the
country. This has also contributed to the increased level of poverty that has put
many people at the risk of death. Approximately 67 percent of the population in
Guinea-Bissau lives in poverty and 33 percent are extremely poor.23 The
unemployment rate was 11.6 percent in 2019,24 and one out of two people in
Guinea-Bissau is illiterate.25 The country was ranked as the 13th poorest country
in 2020 globally.26
La Fondation Abbé Pierre, in partnership with CRAterre (a research laboratory
on earthen architecture founded in 1979),27 and Groupe de Recherche et de
Réalisations pour le Dévelopement Rural continue to promote and rehabilitate
sustainable habitats in Guinea-Bissau. The foundation has reached approximately
12 000 people, funded 200 enterprises, rehabilitated 50 houses and trained
50 young people.28
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COVID-19 response
Guinea-Bissau reported the first case of COVID-19 on 25 March 2020.
On 27 March, the government of Guinea-Bissau declared a state of
emergency to curb the spread of the virus. With this announcement,
there was a total border closure and a curfew was imposed allowing
movement only between 7am and 11pm. The state of emergency is still
in effect.51 This has impacted the country’s economy especially as
Guinea-Bissau is largely dependent on foreign aid.
As of 31 August 2020, there were 2 205 cases of COVID-19 in GuineaBissau with 1 127 recoveries and 34 deaths.52 Like other countries in
Africa, Guinea-Bissau also received different global and regional
donations to curb the effect of the pandemic. Some of the aid that the
country has received includes: CFA157 761 188 (US$270 000) from
United Nations Children’s Fund (UNICEF); CFA40 901 049
(US$70 000) from the Education Sector Plan Development Grant of
the Global Partnership for Education; CFA35 058 042 (US$60 000)
from Gavi – The Vaccine Alliance; and several other organisations.53
Guinea-Bissau is also one of 25 countries that the International
Monetary Fund (IMF) has offered debt relief.54

The main challenge for housing development in Guinea-Bissau is the unavailability
of long-term funding resources for residential mortgages. The typical mortgage
term is five years.29 The majority of residents in the country cannot afford cash
payments to build their houses due to the low level of income. The price of the
cheapest new house (one-bedroom) is CFA23 675 864 (US$40 520).30 Housing
loans are mostly available for salaried people of high socioeconomic class.
Developers which are financially capable build houses, but mostly for rent.
However, a limited number of individuals can afford rental housing (with improved
facilities). The typical monthly rental price for the cheapest newly built onebedroom flat (40m2) is CFA36 928 (US$63).31 The typical annual rent for a
residential dwelling is CFA30 150 (US$51) per square metre,32 and the average
monthly income is CFA341 000 (US$584).33
Housing supply
The high cost of building materials and construction contributes to low housing
supply in the country. A standard 50kg bag of cement costs CFA5 843 (US$10)
and the total construction cost is approximately CFA485 355 (US$831) per square
metre. The construction labour cost per square metre is estimated to be
CFA131 046 (US$224).35
The country continues to enjoy international partnerships in supplying housing.
China is providing support for the development of 1 000 residential units in the
country, following the completion of 250 residential units in 2015. According to
the Centre for Affordable Housing Finance (CAHF), in 2019 Moroccan property
developers constructed a block of buildings of up to four floors in Bissalanca in
partnership with the government of Guinea-Bissau.36 Morocco will continue to
support Guinea-Bissau’s efforts to implement its infrastructure and socioeconomic
development projects in 2020.37 Political instability has affected housing supply in
the country. This worsened in February 2020 when two presidents and two prime
ministers emerged.38 This concurrent instability continues to weigh negatively on
the growth of the economy.39
Challenges arising from urbanisation in Guinea-Bissau continue to increase as the
urban population and annual growth rate reached 3.44 percent in 2020. Insufficient
infrastructure and its poor maintenance are also common problems in the urban
areas of Guinea-Bissau. In the capital, while the rural exodus intensifies and the
population increases considerably (reaching 25 percent of the national population),
the city and other main urban centres continue to lack functional infrastructure.40
Property markets
According to the World Bank 2020 annual business ratings, Guinea-Bissau was
ranked 174 out of 190 economies in the ease of doing business with a score of
43.2 percent. The country was ranked 177 in dealing with construction permits
with seven procedures that take at least 107 days. Its score, 45.2 percent, was the
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Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000

PPP$71 849
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23 675 864 XOF
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4.94%
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Stunted economic growth has crippled the real estate and housing market in
Guinea-Bissau. Demand for standard housing is on the low side and rent is
unaffordable for many households. The monthly rental for a three-bedroom flat
conducive for family living is CFA284 911 (US$426) in the urban areas. The
average cost of an apartment in the city centre is CFA591 896 (US$1 013) per
square metre while same size costs CFA303 252 (US$519) in suburbs.42
Policy and legislation
The incomplete legal and unbalanced regulatory framework inherited from the
colonial era has continued to affect housing supply in Guinea-Bissau. The land
ownership policy formulated in 1961 (le DEC 43893 de 1961) recognises state
government ownership and gave some permission to private landowners. In 1981,
a new law was established which put an end to private ownership.43
The adoption of a new constitution in 1984 provided the foundation for the
recreation of private ownership in the country, including land and housing.44 The
government initiated a land policy (a Bill under No. 5/98) that enabled people to
have access to land in Guinea-Bissau.
To further develop the market, a legal framework that gives opportunities to
individuals was established by the General Regulation of Construction and Urban
Housing in 2005. The framework was designed to regulate urbanisation and city
planning and improve access to land for its citizens.45
In its efforts to promote slum upgrading and urban resilience, Guinea-Bissau
benefitted from UN-Habitat’s technical assistance (TA) programme for national
and local governments on policies related to housing and sustainable urban
development. The TA helped in strengthening the legal and institutional framework
in the country. It also supported Guinea-Bissau in the development of
infrastructure and basic urban services. The goal was to promote equitable urban
development and better improvement of informal settlements. UN-Habitat’s work
in Guinea-Bissau is helping to shape and transform its cities to become resilient
and inclusive urban centres.46
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lowest among comparator economies, and also lower in comparison to the
regional average score (58.5 percent) for Sub-Saharan Africa. Moreover, GuineaBissau was ranked 132 in registering property (54.5 percent), 182 in getting
electricity (score 27.9 percent), 152 in getting credit (30 percent) and 114 in
protecting minor investors (44 percent). The country was considered the lowest
ranked among comparable economies such as the Gambia, Cabo Verde, Guinea
and Mali.41 The low ranking of (the lowest among comparable countries, scoring
below average) Guinea-Bissau hinders the rate of investment in the real estate
market.
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Source: https://www.cgidd.com/ (2020)

Opportunities
With internal support from the government and external assistance from different
charitable organisations, multilateral agencies and the World Bank, the real estate
investment horizon in Guinea-Bissau is bright, especially if all efforts by the
Economic Community of West African States (ECOWAS) governing body to put
an end to political instability in the country are achieved. The Nigerian government
is at the forefront of leading this resolve and has also pledged political, economic
and social assistance. To be able to harness the opportunities, a government of
national unity is a likely solution to the political impasse and the easing of tensions,
in the country, which has witnessed nine coups or attempted coups since
independence in 1974.47 Putting an end to the political crisis will attract external
investors and create more opportunities in the real estate sector.
Many developers have emerged because of the organised continuity of WAEMU
financing for affordable housing. The refinancing system established by WAEMU
through CRRH provides huge opportunities for housing development for low
income earners. Further, availability of microcredit has also eased housing
development among non-salary earners.48 Private investors in the real estate
sector have also favoured and modernised a grand plan called Resume Executif
Guinee-Bissau 2025 – Plan Strategique Et Operationnel 2015-2020. The plan is
aimed at encouraging investors for the economic development of the country.49
The availability of technical assistance to strengthen policies and institutional
framework in housing development in Guinea-Bissau makes the case for a better
future in real estate investment. Development of infrastructure with support from
UN-Habitat also provides for a strong future in housing development.50
Websites
Fondation Père Abbé Pierre www.fondation-abbe-pierre.fr/
Macau Hub www.macauhub.com.mo/
Secretariat of Forum between China and Portuguese Speaking Countries.
www.forumchinaplp.org.mo/
Ambassade de France en Guinée Bissau https://gw.ambafrance.org/Logement/
United Nations Habitat www.unhabitat.org/
African Law and Business www.iclg.com/
Global Partnership for Education www.globalpartnership.org/
The Central Bank of West African States (French: Banque Centrale des États de
l'Afrique de l'Ouest) www.bceao.int/
African Development Bank www.afdb.org/
WAEMU Affordable Housing Finance www.worldbank.org
Housing Finance in Guinea Bissau www.housingfinanceafrica.org

The Technical Assistance programme and the country’s 2030 Strategic Plan
continuously promote the reduction of imbalances in land distribution and housing
development between the regions in Guinea-Bissau.
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Availability of data on housing finance
Due to poor data systems and limited research publications in GuineaBissau, it is difficult to find recent and reliable data for many indicators.
Local data suppliers such as estate developers and agents, among others,
try their best to record and publish data. However, useful data on the
housing market is still missing. To fill the gap, reports from some
foundations, banks, and other organisations were reviewed. To a large
extent, this improved the accuracy and integrity of the data. Some of
the organisations and the websites helping to provide data in GuineaBissau include:

n Millard Fuller Foundation.
Cost of living, livingcost.org, provides data on living costs including
house rent and price.
n West Africa Economic and Monetary Union (WAEMU), uemoa.int,
makes housing finance affordable across the union.
n Ease of Doing Business in Guinea-Bissau, www.doingbusiness.org,
gathers data on economic position, construction permits and
registering property.
n UN-Habitat, www.unhabitat.org, makes data available online related
to the country programme document from 2018-2020.

n Fondation Abbé Pierre, fondation-abbe-pierre.fr, promotes and
rehabilitates sustainable habitats in Guinea-Bissau.
n World Bank, documents www.worldbank.org, for gathering data on
mortgage and microfinance loans.
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Political instability leading to civil conflict has plagued many institutions
in Guinea-Bissau, creating gaps in data collection in the country. The data
gap can also be explained by lack of resources.
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Kenya
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Overview
Housing is a backbone of Kenya’s real estate sector, which contributed
approximately 8.3 percent of gross domestic product (GDP) in the first
quarter of 2020.1 Championed by the government’s Big 4 Agenda, which
established the Affordable Housing Programme (AHP), activities by both the
private sector and government have increased to resolve the housing deficit
that stands at two million and grows annually by approximately 200 000
housing units.
The Kenyan economy recorded a 5.7 percent growth at the start of the year,
ranking as one of the fastest growing economies in Sub-Saharan Africa.2
However, this is expected to dwindle to 1.5 percent following the outbreak
of COVID-19, which has affected both the local and global economy.3 In
response to the pandemic, the government introduced monetary and fiscal
policies to minimise economic and social consequences. An example was
the introduction of tax relief, thus increasing disposable income among
Kenyans, part of which is used to meet housing needs.
The inflation rate stood at 4.4 percent in July, and is expected to remain stable
supported by a recovery in agricultural output, a reduction of value-added
tax (VAT), low oil prices and muted demand pressures.4 On a year-to-date
basis, the Kenya shilling had depreciated by 5.1 percent against the US dollar
to Ksh106.5 on 1 July 2020,5 attributed to increased demand for hard
currencies in the context of market uncertainty.
For the financial year 2020/21, the housing sector recorded a decline in
budget allocation, attributed to constrained fiscal space by the government
as it grapples with economic effects of the pandemic, which means reduced
development of affordable housing. Nevertheless, it seeks to protect those
most vulnerable from the pandemic, with informal settlements having
increased access to water through government initiatives. These efforts have
been complemented by institutions such as the World Bank, which approved
credit intended for informal settlement improvements.
Access to finance
Financial access (formal and informal) has improved in Kenya having
expanded to 89 percent in 2019 from 26.7 percent in 2006, attributed to
the introduction of mobile financial services and increased partnerships and
innovations such as mobile banking.6 The 2019 repeal of the interest rate

KEY FIGURES
Main urban centres

Nairobi, Mombasa

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

106.48 Kenyan Shilling (KES)
50.06 Kenyan Shilling (KES)

Total population [b] | Urban population [b]
Population growth rate [b] | Urbanisation rate [b]
GDP per capita (Current US$) [b]
Percentage of population below national poverty line (2017) [b]
Unemployment rate (% of total labour force, national estimate) (2017) [b]
Proportion of adult population that borrowed formally (2019) [n]
Gini coefﬁcient (2017) [b]
HDI country ranking (2018) [c] | HDI country score (2018) [c]

52 573 973 | 14 461 523
2.27% | 4.02%
US$1 817
69.3%
11.5%
19%
48.50
147 | 0.58

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate (2019) [b]
Yield on 10-year government bonds [d]
Lending interest rate (2017) [b]

US$95 503 million
5.37%
4.40%
12.19%
13.70%

Number of mortgages outstanding [e]
Value of residential mortgages (Current US$) [e]
Typical mortgage rate | Term | Deposit (2018) [e]
Ratio of mortgages to GDP
Number of mortgage providers [e]
Number of microﬁnance loans outstanding (2019) [e]
Value of microﬁnance loans in local currency units [e]
Number of microﬁnance providers [e]

26 504
US$2 112 million
11.6% | 10 years | 15%
2.21%
33
264 000
44 179 000 000 KES
13

2 466 384
Total number of formal residential dwellings in the country (2019) [n]
4 060 000
Total number of residential properties with a title deed (2019) [g]
12 332
Number of formal housing units built in this year [h]
Price of the cheapest, newly built house by a formal developer or
2 700 000 KES
contractor in an urban area in local currency units [i]
Size of cheapest, newly built house by a formal developer or contractor in
88m2
an urban area [i]
Typical monthly rental for the cheapest, newly built house [i]
23 000 KES
Cost of standard 50kg bag of cement in local currency units [j]
580 KES (US$5.45)
Type of deeds registry: digital, scanned or paper [k]
Computer - Fully digital
World Bank Ease of Doing Business index rank [k]
56
Number of procedures to register property [k]
10
Time to register property [k]
44 days
Cost to register property as share of property price [k]
5.9%
World Bank DBI Quality of Land Administration index score (0-30) [k]
15
Percentage of women who own a house alone: Total | Urban (2015) [l]
Percentage of households with basic sanitation services:
Total | Urban (2015) [l]
Percentage of households with no electricity: Total | Urban (2015) [l]
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2015) [l]
Percentage of urban population living in slums (2018) [m]

n/a | n/a
30.1% | 37.7%
58.4% | 21.9%
35.1% | 29.5%
46.5%

NB: Figures are for 2020 unless stated otherwise.

Member organisations of the African Union for Housing Finance (AUHF):
Shelter Afrique
Kenya Mortgage Reﬁnance Company
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Worldgovernmentbonds.com
[e] Central Bank of Kenya
[f] Housing Finance Company Limited
[g] National Land Commission

[h]
[i]
[j]
[k]
[l]
[m]
[n]

Kenya National Bureau of Statistics
Edermann Property Ltd
Shoneys Hardware
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)
Kenya FinAccess 2019 Survey

cap notwithstanding, banks continue to operate under tight underwriting standards,
including the one-third rule whereby the borrower needs to maintain a net salary of
one-third every month. In addition, despite 83 percent of total employment being in
the informal sector,7 this portion of the population lacks access to mortgage loans due
to insufficient credit risk information for meeting the criteria set in the mortgage
products.
Housing finance is mainly through regular income and personal savings, with banks
(formal credit) below 10 percent.8 Other alternatives include Savings and Credit
Cooperative Organisation (SACCO) loans, inheritance and pensions benefits.
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Individuals can purchase a residential home or secure a mortgage by using
40 percent to a maximum of KSh7 million (US$65 738) and 60 percent of their
pension savings, respectively. Mortgage uptake has remained relatively low with
the number of mortgage accounts at 26 504 against a total adult population of
approximately 23 million people,9 and the mortgage to gross domestic product
(GDP) ratio at 3.2 percent in 2017 compared to countries such as Namibia at
20 percent.10 This is attributed to relatively high interest rates and unavailability
of long tenors making the terms unfavorable for the majority of households, amid
low income levels. There were approximately 33 institutions extending mortgages
at variable interest rates for different loan periods in 2018.11
Construction finance is mainly sourced from bank loans, equity or debt investment
from development financial institutions and structured products. Nevertheless,
bank dominate with more than 95 percent of funding being sourced from banks
and only five percent from capital markets. The funding is at a relatively high cost
(up to 18 percent per annum) resulting in a low supply of housing units and a high
development cost, which are passed on to the end buyers thus compromising
housing affordability. This has prompted increased developer focus on cash
payment options incentivised through discount rates to enable access to buyer
deposits and progress payments as an affordable form of construction finance, and
a way to overcome the time delays caused by slow land titling. This delays the
availability of offtake finance, altering project timelines.
The Kenya Mortgage Refinancing Company (KMRC) was established to support
the affordable housing programme. The facility offers primary lenders cash for
onward lending to households at an interest rate of five percent, thus enabling
lenders to extend home loans capped at KSh4 million (US$37 565) for property
within Nairobi Metropolitan Area and KSh3 million (US$28 174) elsewhere, at
seven percent.12 The facility, which has raised funds from financial institutions, also
plans to issue bonds in the capital markets. The facility will require vigorous
fundraising to ensure sustainability of the lending rate, given the relatively high
number of outstanding non-performing mortgages at KSh38.1 billion (US$257.8
million) in 2018.13 Otherwise, once the initial capital is exhausted, the facility could
revert to the market rate of approximately 13.1 percent. Mortgage firms have
shied away from writing housing loans, mainly due to a lack of long-term deposits
in the industry to match them. KMRC will thus feed the lenders with long-term
funding boosting housing finance.

COVID-19 response
The first COVID-19 case in Kenya was reported in March 2020, leading
to unprecedented actions locally including border closures, curfews,
quarantining and cessation of movement in and out of selected cities
for approximately 180 days. The President directed the National
Treasury to implement immediate relief measures targeting individual
taxpayers, businesses and investments, with an aim of increasing
disposable income among Kenyans.
Both government and lenders launched a plethora of policies to support
borrowers and lenders:
n The cash reserve ratio was lowered by one percentage point to
4.25 percent to increase the available cash for on lending;
n The Central Bank Rate was reduced to 7.25 percent from 8.25
percent thus reducing the cost of borrowing;30
n CBK extended the maximum tenor of repos to 91 days to enable
banks to accommodate customers for longer periods;31
n Banks issued extensions to borrowers for repayments and other
restructuring arrangements; and
n One hundred percent tax relief was provided for persons earning
up to KSh24 000 (US$225) monthly.32
A bill was also drafted by the Senate proposing a loan and mortgage
moratorium and preventing lenders from imposing penalties or credit
reference bureau listings for borrowers unable to meet their monthly
payment obligations. The bill also included a directive for landlords to
enter into tenancy agreements with tenants unable to meet rent
obligations until after the pandemic.33 However, the bill is yet to be
enacted and is thus unlikely to achieve its intended purpose.
Informal settlements have had increased access to water through county
government initiatives to provide this. These efforts have been
complemented by private sector players and the World Bank, which
approved credit of KSh16.0 billion (US$150 million) intended for
improvement of informal settlements.34

Affordability
The home ownership and rental rate in urban areas stands at 21.3 percent and
78.7 percent, respectively. Low levels of home ownership are attributed to the
unaffordability of housing units in the wake of spiking house prices, resulting from
the high cost of land, construction costs and other costs such as the professional
costs that developers must recover. Nationally, the rental market lacks formal
supply with 88.5 percent being supplied through individual investors.14 The bulk
of the rental stock is characterised by low quality and low levels of compliance,
aimed at minimising development costs and enhancing affordability.

The government has supported housing affordability through policy reforms such
as expanding individual tax rate bands and increasing the individual annual personal
relief by 70 percent to KSh28 800 (US$270) with the aim of increasing disposable
income, part of which is for meeting household needs.19 In addition, banks are
restructuring housing loans to ease the financial burden on borrowers.

The affordability problem has been exacerbated by the ongoing pandemic which
has resulted in job losses as organisations restructure their business models. This
has affected households’ ability to cater for their housing needs with approximately
21.5 percent of both formal and informal renting households unable to pay rent.15
The number of mortgage defaulters has also continued to rise through the
pandemic, as is evidenced by Kenya Commercial Bank’s deteriorating ratio of nonperforming mortgage loans from 8.3 percent in Q1 2020 to 10.3 percent in
Q2 2020,16 attributed to constrained income levels.17

Housing supply
The incoming supply of housing units stands at approximately 50 000 housing
units a year with only two percent of this being for the low income market against
an annual demand of 250 000 units. However, the value of residential buildings
approved in the first two months of the year increased to KSh63.2 billion
(US$593.5 million) from KSh20.8 billion (US$195 million) for the same period
last year, attributed to the clearing of the backlog created in 2019 due to delays
with the Nairobi City County technical planning committee.20

The National Housing Development Fund was expected to provide guaranteed
offtake to developers and enable end-buyer uptake through a long-term subsidised
Tenant Purchase Scheme and low interest rate mortgage loans. Unlike the initial
structure, which involved a mandatory levy, the fund has since been restructured
allowing individuals to voluntarily save a minimum of KSh200 (US$1.9) monthly
towards home ownership.18 This has crippled mobilisation of adequate funds and
compromised the affordable financing plans.

The AHP is a government initiative under the Big 4 Agenda, aimed at delivering
500 000 affordable housing units by 2020. The government is working with several
Chinese companies as developers and continues to lobby for partnerships with
local strategic partners in implementing the projects. AHP introduced incentives
such as a 50 percent corporate tax break for developers of over 100 units and
exemption of VAT on importation and local purchase of goods for the
construction of houses under the scheme. Nevertheless, delivery of units has
been sluggish with approximately 228 units delivered, suggesting that the
programme will fall short of its 2022 target.

In the wake of strict underwriting rules by banks especially when lending to the
informal sector, KMRC is expected to partially resolve this by lending at a subsided
rate to Kenyans earning below KSh150 000 (US$1 409) monthly, through primary
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lenders such as cooperatives. The loans will be directed towards home purchase,
thus boosting households’ housing affordability.

Africa Housing Finance Yearbook 2020

KENYA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
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The government has made commendable progress in driving housing supply.
However, in order to accelerate housing provision the government needs to take
a number of steps, including: encouraging the use of alternative building materials
to lower construction costs and thus achieve affordable houses; reviewing the
public private partnership framework to enhance effectiveness; fast-tracking
incentives; investing in urban planning to enhance sustainability; and providing
infrastructure, the lack of which is due to limited budget allocation to local
governments that has crippled the opening up of areas for development.
Property markets
The real estate sector (residential and non-residential) grew by 4.3 percentage
points in Q1 2020, 0.5 percentage points lower than Q1 2019, attributable to a
decline in activity amid a tough financial environment.23 House prices contracted
by 0.2 percent in Q2 2020. Apartments accounted for 75.6 percent of the
concluded sales, attributed to affordability, with detached units accounting for 24.4
percent. Mid and high-end markets accounted for 75 percent and 7.8 percent of
the sales, respectively, reinforcing buyers’ search for affordability.24 Rental prices
have declined, attributed to pressure on landlords to offer discounts amid reduced
disposable income.25 Despite reduced development activities, the value of
residential building approvals in the first two months of the year increased by 204
percent, attributed to clearing of the backlog by the committee.26
Land as an asset class has remained resilient over the long term, having recorded
an annualised capital appreciation of 1.4 percent, supported by growing demand
mainly in satellite towns, fuelled by affordability of development land and improving
infrastructure.27 Factors shaping the sector include: digitising the Lands Ministry
thus speeding up land transactions processes; government land repossession of
unclaimed and grabbed land aimed at increasing confidence in the fraud-ridden
sector; and implementing land management reforms.
The overall impact of the pandemic on the property market will be determined
by how long it lasts, and the impact of government intervention through fiscal
policies. Constrained income has led to homebuyers and renters having less to
spend on housing, leading to slow uptake, lower home prices and market rents.
Institutions will remain cautious through the current economic uncertainty.
Developers are opting for alternative sources of finance such as bonds,
partnerships with foreign investment institutions, and local pension funds for

2 000

Urban

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

Current hurdles to increasing the supply of affordable housing include high costs
resulting from the housing construction value chain with key drivers being land
and titling; bulk and internal infrastructure provision; inefficient planning; zoning and
land registration systems; and land speculation that continue to restrict access to
well-located land for development; lack of project finance as investors hold back
monies amid market uncertainty; and reduced revenue inflows and disruption of
supply chains due to the pandemic. To cushion developers, the government
reduced VAT from 16 percent to 14 percent,21 and reduced the corporate
income tax rate for resident companies from 30 percent to 25 percent.22
Institutions have continued to invest in the sector, such as Shelter Afrique
partnering with Karibu Homes, a large-scale affordable housing developer.

1 500

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

projects within both the upper and affordable housing markets. In the short term,
the slowdown in construction activities will accelerate movement of existing
property inventory, facilitating a demand-supply equilibrium in the upper market.
However, for the affordable housing market, this is expected to increase the
existing housing deficit.
Policy and legislation
The government has developed affordable housing project specifications and
partnered with developers as well as facilitated an enabling environment for the
latter to undertake the projects independently. Several incentives including breaks
were introduced with the aim of encouraging the delivery of these projects.
However, despite being anchored within the law, there has been failure to fasttrack incentives and the lack of clarity on the how to access these incentives.
Bureaucracy and slow approval processes continue to hurt the housing sector, an
example being the pandemic bill drafted by the Senate aimed at introducing
socioeconomic measures to cushion borrowers and tenants. Despite being
drafted in April, the bill is yet to be adopted by Parliament and is thus unlikely to
achieve its intended purpose. In addition, although the Ministry of Housing
established the Integrated Project Delivery Unit as a single point of regulatory
approval for developments, infrastructure provision and developer incentives, to
date the unit is pending operationalisation, which is a setback for the AHP.
In Kenya, property ownership rights exist as freehold, leasehold and communityowned land. Freehold gives the holder absolute ownership of land for life. For
leasehold, property rights are transferred from the lessor, usually the government,
to the lessee for a maximum of 99 years.28 Once the period lapses, the lessor
can either renew the lease or the land reverts back to the government. Land is
communally owned where there are unwritten land ownership practices, and the
land rights are held in trust by community leaders or by the county.
The supply of affordable serviced land is inadequate amid soaring prices in urban
areas, with Nairobi recording an eight-year compounded annual growth rate of
13.5 percent,29 leading to increased development costs that challenge achieving
affordable housing. To alleviate this, the government is undertaking land swaps
and has established a land bank to access strategically located land for investors
and other government housing projects. The Ministry of Lands has digitised its
land records for transactions such as searches, application for registration of
documents, transfer of ownership or lease, caution and withdrawal of caution in
Nairobi City. This has minimised human interference, saving time through eased
processes and boosting land transactions and reducing delays experienced by
developers during the pre-construction period. Transactions have been further
simplified by the Stamp Duty Regulations through which permits for valuations
may either be done by a government valuer or a private valuer appointed by the
Chief Government Valuer, thus speeding up land and building transfer processes.
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Opportunities
The housing investment opportunity lies in the affordable market segment
supported by the growing demand for affordable housing options, positive
demographics and the expanding middle class. Pockets of value are in satellite
towns such as Ruiru, which act as Nairobi’s dormitory supported by availability of
land in bulk at affordable prices, improving infrastructure and availability of
amenities.

Availability of data on housing finance
Housing finance data is published by the Kenya Bankers Association,
Central Bank of Kenya (CBK), Kenya National Bureau of Statistics,
Housing Finance Company of Kenya, World Bank, Kenya Private
Developers Association and Ministry of Housing. The data is usually
periodical and the main data points include mortgage characteristics and
performance, demographics, trends, demand and supply, residential
market performance, and the investment opportunity.
Key challenges include:

At present, lockdowns and social distancing will see developers continue to adopt
technology to differentiate their products and remain competitive. This includes
using virtual reality to enable customers to tour pre-developments or ready units
remotely. To enhance housing affordability for potential buyers, developers will
need to adopt building technology such as prefab building material and expanded
polystyrene panel technology. In addition, lending by KMRC will also boost the
mortgage market.

n Relevant data such as home financing alternatives is only tracked
by property developers who do not publish the data; and
n Delayed publishing of data, which means that available information
is not likely to be indicative of the current market.
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Lesotho
Susan Mathabo Matuka and David Chiwetu1

Overview
Lesotho is a mountainous, landlocked country surrounded by the Republic
of South Africa, with an estimated population of 2 125 268.2 Lesotho’s
production of goods and services is largely determined by South Africa’s
economic performance. The pegging of the Loti (M) to the South African
rand (ZAR) by the Central Bank of Lesotho (CBL) supports Lesotho's
macroeconomic and financial stability. Growth has been subdued for several
years due to the decrease in revenue from the Southern African Customs
Union (SACU). Revenue fell from 24 percent of GDP in 2014/15 to an
estimated 17.2 percent of GDP in 2017/18, with a further decrease to 15.8
percent in 2019/20.3 To support the economy, in January 2020, CBL cut
interest rates and lowered the target floor for its international reserves.4
The COVID-19 pandemic has worsened Lesotho’s macroeconomic
prospects for 2020/21. The African Development Bank forecasts real GDP
to contract by 5.4 percent in 2020 and by 4.4 percent in 2021.5 Lockdown
measures have impacted the domestic economy and resulted in weaker
global trade. The CBL expects economic activity to decline in the textiles
and clothing industry (25.4 percent), construction industry (20.9 percent)
and mining industry (27.6 percent).6 The fiscal deficit is projected to widen
to 5.2 percent in 2021.7 To alleviate the impacts of the pandemic, the Lesotho
government has established the Disaster Relief Fund (M698 million/ US$40.4
million) and COVID-19 Private Sector/Economic Relief Fund (M500 million/
US$29 million). The Private Sector Fund aims to support eligible small and
medium enterprises through credit guarantees provided by the Lesotho
National Development Corporation (LNDC) and the Ministry of Small
Businesses.8
In July 2020, the IMF approved US$49.1 million emergency support under
the Rapid Credit Facility and the Rapid Financing Instrument to help Lesotho
meet urgent balance of payments needs stemming from the COVID-19
pandemic.9 The CBL has taken various measures to support the economy
during the pandemic. These include several cuts to the policy rate – from
6.25 percent to 3.75 percent.10 Commercial banks have been directed by
the CBL to consider relief measures, including payment holidays of up to three
months, for previously performing borrowers affected by the COVID-19
crisis.11 However one of the key housing issues facing the country remains
the limited access to housing finance. The Lesotho National Housing Policy

KEY FIGURES
Main urban centres

Maseru City, Teyateyaneng

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

17.24 Loti (LSL)
5.54 Loti (LSL)

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

2 125 268 | 607 508
0.81% | 2.33%
US$1 158
36.1%
27.3%
4.9%
54.2
164 | 0.52

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

US$2 460 million
1.52%
5.19%
n/a
8.56%

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

4 748*
US$69.61 million
13% | 20 years | 20%
2.83%
3
522
18 893 331 LSL
55

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

n/a
67 592
326

Percentage of women who own a house alone: Total | Urban (2014) [l]
Percentage of households with basic sanitation services:
Total | Urban (2014) [l]
Percentage of households with no electricity: Total | Urban (2014) [l]
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2014) [l]
Percentage of urban population living in slums (2018) [m]

7.6% | 6.2%

165 000 LSL
32m2
25 000 LSL
98 LSL (US$5.68)
Paper
122
4
43 days
8.2%
10

47.1% | 41.1%
72.2% | 38.5%
27.5% | 25.3%
53.6%

*This number consists of all mortgage accounts, not only residential mortgages.
NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[g] Lesotho Land Administration Authority
[b] World Bank World Development Indicators
[h] Maseru City Council
[c] Human Development Reports, United Nations
[i] Lesotho Housing and Development Corporation
Development Programme
[j] BuildIt
[d] Central Bank of Lesotho
[k] World Bank Ease of Doing Business Indicators
[e] First National Bank Lesotho
[l] Demographic and Health Surveys, USAID
[f] Lesana Lesotho
[m] United Nations Human Settlements Programme
(UN-HABITAT)

acknowledges that housing has been a low priority on the national development
agenda.
The CBL expects the economy to recover at an average growth rate of 5.1 percent
over the next two years (2021-2022) depending on COVID-19 lockdown measures.12
This is forecasted based on the resumption of construction activities under Phase II of
the Lesotho Highlands Water Project and improved external demand for Lesotho's
exports.
Access to finance
The financial institutions that are licensed to operate in Lesotho in terms of the Financial
Institutions Act No. 3 of 2012, the Insurance Act No. 12 of 2014 and Collective
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Investment Schemes Regulations include approved banks, insurance companies,
insurance brokers, microfinance institutions, credit bureaus, foreign exchange and
collective investment schemes. There are four commercial banks; nine licensed
insurance companies; 55 licensed insurance brokers; seven stockbrokers/advisors;
two licensed asset managers; 55 licensed microfinance institutions; two licensed
foreign exchange and money transfer agencies; and one licensed credit bureau.13
This sector is regulated by the Central Bank of Lesotho. The financial sector is
largely dominated by commercial banks, namely Standard Lesotho Bank Limited
(SLB), First National Bank (FNB) Lesotho, Nedbank Lesotho and Lesotho Postbank.
Lesotho's banks are well-capitalised and have adequate liquidity. However, banks'
lending portfolios are highly concentrated in manufacturing, construction and retail
lending, all sectors likely to be negatively impacted by the COVID-19 induced
recession.14 In response to the COVID-19 pandemic, the Central Bank of Lesotho
has postponed the implementation of Basel II.5 to avoid the associated rise in
capital requirements, and to allow banks to strengthen their balance sheets.15 The
Lesotho National Development Corporation (LNDC) unveiled three new financial
instruments with a total value of M400 million (approximately US$23.2 million)
to mitigate the effects of the COVID-19 pandemic on small businesses.16 One of
these financial instruments is the COVID-19 Response Partial Credit Guarantee
(C-PCG) Scheme whereby businesses may apply for funding from their respective
banks.
SLB is present in all 10 districts of Lesotho with a total of 17 branches. SLB offers
home loans from M100 000 (US$5 802) up to M10 million (US$707 807) at an
interest rate of 12.5 percent payable over a 20-year period.
FNB Lesotho is present in only five districts and offers home loans at interest rates
of 11.25 percent and 13.25 percent at the lower and upper bound, respectively.
During the period 2004-2019, FNB Lesotho issued 191 housing construction loans,
classified as follows: 19 building loans worth of M13 035 734 (US$756 329);
63 purchase loans worth of M63 530 514 (US$3 686 019); 82 equity release
loans worth of M29 265 000 (US$1 697 945) and 27 switch finance loans worth
of M21 265 000 (US$1 233 788). The number of FNB mortgages classified as
non-performing is recorded at 10 and the value of residential mortgages
outstanding stands at M10 608 331 (US$615 491).17
Nedbank Lesotho offers home loans for buying readily available housing stock on
freehold title and sectional title. Between January and December 2018, Nedbank
Lesotho issued 37 housing construction loans and the value of housing
construction loans for the same period stands at M21 737 844 (US$1 261 222).
The average mortgage term is 20 years with a 10 percent average down payment
on a mortgage. As of June 2019, the number of Nedbank residential mortgages
outstanding is 301, worth M175 089 201 (US$10 158 617). Nedbank Lesotho
offers the lower bound on mortgage interest rate at prime -1 and the upper
bound at prime +3. There were 30 mortgages classified as non-performing.18
Although STANLIB Lesotho is not offering mortgages, it is supporting housingrelated loans by allowing its clients to use their investments as collateral for
mortgages/housing loans with other banks. Between 2018 and 2019, 68 clients
used this facility to get housing loans worth M62 765 508 (US$3 641 634).19
There are 55 registered microfinance institutions in Lesotho. In 2019, only two
were providing housing-related loans in a specific housing portfolio. These are
Lesana Lesotho (Pty) Limited and Letshego Financial Services. The average loan
size given by Lesana Financial Services is M33 359 (US$1 935). The loans are
payable at a rate between 21.5 percent for housing-related loans and 45 percent
for other loans over a period of 60 months. In 2019, 522 microfinance loans were
disbursed worth M18 893 331 (US$1 096 184).20
There are limited bond markets in Lesotho and these are mostly in the form of
Treasury Bills and Treasury Bonds offered by the Central Bank of Lesotho. The
Treasury Bonds market has four maturities ranging from three, five, seven and 10
years that are issued in the primary market by the bank. Commercial banks,
pension funds, insurance companies, corporate entities and individuals are the
investors.21 There are no refinancing facilities or credit lines for banks to draw on
for liquidity and the government needs to address this through policies that will
enable the operationalisation of wholesale lending opportunities in Lesotho.
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COVID-19 response
Lesotho began a three-week lockdown on 29 March and extended it
by a further 14 days despite not recording any COVID-19 cases at the
time. The government established a five-stage system based on the
severity of the COVID-19 pandemic in the country, which informs the
measures and restrictions implemented at a given time.
The Central Bank of Lesotho has taken various measures to support
the economy during the pandemic.These include several policy rate cuts
to ease borrowing costs and provide relief for interest payments on
existing loans. The government has also established the Disaster Relief
Fund and COVID-19 Private Sector/Economic Relief Fund to support
workers and small businesses during the pandemic. However there has
been no housing sector specific COVID-19 response by the government.
Nevertheless priority activities such as the improvement of water supply
and community mobilization (local campaign) under the ongoing UNHabitat’s Participatory Slum Upgrading Program (PSUP) are expected
to aid COVID-19 relief measures.
Affordability
In Lesotho, the market price in 2019 for the cheapest newly built house by a
formal developer or contractor in an urban area was M165 000 (US$9 573) for
a 32m2 house. The average rental price for the cheapest newly built house by a
formal developer or contractor in an urban area was M2 500 (US$145). The total
construction costs per square meter was M5 156 (US$299) and the associated
labour cost per square meter was M2320 (US$134).22 The minimum plot size is
375 square meters, according to 1990 Planning Standards.23
A significant number of Basotho cannot afford to buy formally surveyed plots or
developed houses despite 17 percent of Basotho earning a salary or a wage. This
implies a gap in the housing supply which prevents most poor people from
accessing affordable and adequate housing as they do not meet the commercial
banks’ requirements for a loan, such as a deposit and the amount of the loan
repayment which is above their net salary. This is due to high unemployment,
which is 24-28 percent and mostly affects the economically active population aged
between 15 and 45 years.
Notwithstanding all these challenges, Basotho still rely on social networks and
inheritance to own property with a small percentage, 23 percent, living in houses
they financed through bank loans. Some build their homes themselves while
others live in homes they inherited. The Government of Lesotho does not allocate
national budget to the housing sector or provide any housing-related subsidies for
Basotho.
Housing supply
The National Housing Policy estimates that a total of 98 711 dwellings will have
to be constructed by 2025 to meet the demand for housing in Lesotho. The 2015
Lesotho Housing Profile Report estimated that 5 195 dwellings or 8 932 rooms
will be needed to meet the urban housing demand in a year. The urbanisation
rate in 2019 was 2.33 percent, while the national household average size is
estimated at 4.8 persons for rural areas and 3.4 persons in urban areas. Housing
for the poor is primarily located on the periphery where land and rentals are
relatively cheaper. The private rental housing stock constitutes 50 percent of the
urban housing stock and accommodates approximately 52 percent of households
renting single-row houses (malaene) in urban areas.
The housing delivery systems are mainly through home ownership that is financially
sponsored by individuals and through employment-tied housing rentals for the
civil service employees. The Lesotho Government provides its civil servants with
housing quarters but no direct housing subsidies. The formal private sector
housing supply focuses at the top of the market, leaving the majority unserved
with no options but informal housing. This is evidenced by the collected statistics
on the number of new houses completed in Maseru City in 2018 which stood at
326 approved building permits.24
In February 2020, RBS Construction in collaboration with the Standard Lesotho
Bank launched a programme aimed at providing housing to those who previously
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Lesotho Housing and Land Development Corporation (LHLDC) is a government
parastatal mandated to deliver formal housing in Lesotho. Over the years it has
developed mixed income housing to cater mainly for the high and middle income
bracket, with limited focus on low income earners. However, LHLDC planned to
develop 300 sites in 2019. This housing project will be implemented in Maputsoe
in Leribe District in an area called Khomo-Khoana.
This LHLDC project will be categorised in three different levels to cater for
housing needs for low, middle and high income people. In this case, the sites can
vary from M13 000 (US$754) to M50 000(US$2 900) and will be banded such
that people are allocated sites based on affordability. The low income house design
and financial level/band will comprise of a 32m2 two-room house combined with
bath and toilet, at a selling price of between M120 000 (US$6 962) and M165 000
(US$9 573).26 The middle income band with a house size of 71m2 has an open
plan lounge and kitchenette, combined bath and toilet and two bedrooms, at a
selling price between M285 000 (US$16 535) and M340 000 (US$19 726).27
The proposed financing models will involve cash, bank purchases, rent to purchase,
and also incremental purchase. This arrangement may involve a mortgage, with
an average monthly instalment of M2 900 (US$168) for the middle income band.
In 2018, there was a booming market for private housing development including
a proposal by the company registered as Morero City Development to do satellite
townhousing developments in partnership with the Maseru Municipal Council.
According to a Morero City Development Report, Sustainable infrastructure for a
better future, the aim of this new housing project is to develop a mixed-use
development located in the southwest of Maseru, 5km from the Maseru City
Centre. According to the four-year plan, the project will encompass 400 hectares
of land to do residential units (on 253 325 square metres of land); office space;
education facilities; a proximity retail complex; hotel; and other buildings such as a
civic centre and sport facilities.
Another housing delivery agent in Lesotho is Habitat for Humanity Lesotho
(HFHL), which works in partnership with vulnerable groups, including orphans and
vulnerable children, the elderly and people with disabilities. To date, around 3 000
households have received different housing solutions. Between July 2017 and June
2019, 100 two-roomed houses with pit latrines were built for vulnerable
households.28 Most of the houses provided through HFHL are 100 percent
subsidised by the donors, making HFHL the only non-governmental organisation
working in the housing sector in Lesotho at present. The construction costs range
from M45 000 (US$2 610) to M55 000 (US$3 191) per housing unit inclusive of
all costs.
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could not afford building their own house due to high building costs.25 It is
estimated that individuals earning less than M3 000 (US $174) and able to afford
a M500 monthly payment could own a one bedroom. The project aims to build
90 000 homes using alternative building technologies over the next 15 to 20 years.
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Source: https://www.cgidd.com/ (2020)

Property markets
Lesotho has a dynamic land tenure system dominated by customary and statutory
land tenure systems. The type of land tenure rights in Lesotho are Leasehold,
Form C and Title Deed. The 2016 Population Household Census Report revealed
that 16 percent of the population had Leasehold rights; 41 percent had Form C
rights; and four percent had Title Deeds.29 Between April 2018 and March 2019,
2 184 leases were registered in the Deeds Register.30 The registering of title now
takes 11 days, while a 90-year lease is issued in a month.
With the support of the World Bank and Private Sector Competitiveness and
Economic Diversification Project, government has improved the construction
permit process by moving from a manual to an electronic and automated system,
thereby reducing the time and cost of issuing the permits. It takes three to four
months to issue a building permit and 323 residential building permits were
approved by the city development control department between January 2018
and December 2018. Rated properties in Maseru City are limited to only 8 000
properties,31 which are mostly located in the former colonial boundaries.
Property markets are more skewed towards potential buyers in the middle to
high income category, leaving out the lower income and only a few, mostly middle
to high income earners rely on real estate agents. Unfortunately, the real estate
sector is not regulated as there are no laws in place to guide its operations and
the sector is also not officially registered with the Ministry of Public Works nor
with the Ministry of Local Government and Housing. As a result, property prices
are often inflated in the market, which make the properties disposed by the real
estate agents expensive and inaccessible to most Basotho.
Some property estate agents are more prominent than others, such as the
Matekane Group of Companies (MGC), which is involved in property
development and to date has built 20 three-bedroom luxury houses at Mpilo
Estate. Since 2015, MGC has completed three big construction projects, namely
the Mpilo Boutique Hotel, MGC Offices Park and Mpilo Estate. The price per unit
ranges from M1.8 million (US$104 435) to M2.5 million (US$145 049).32 Sigma
Construction and Property Development has developed low, middle, and high
income residential houses (both detached and attached) in Mabote, Khubetsoana,
Masowe II and III. Its housing stock for sale caters for middle and high income
only and ranges from M650 000 (US$37 712) to M950 000 (US$55 118) for
middle income. It also caters for low income with rentals ranging from M1 800
to M2 500.
Policy and legislation
The National Housing Policy Implementation Strategy 2018-2022 developed by
the Government of Lesotho in April 2018 sets out the priority actions and
activities to be implemented between 2018/19 and 2021/22 government fiscal
years. The main goal of this strategy is to “achieve the progressive realisation of
the right to adequate housing of all.”
The Maseru Master Plan Readiness Study (2015) represents an important
opportunity as it facilitates the development of a National Urban Policy and the
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National Spatial Development Framework. With the current urbanisation rate,
these frameworks will be important in guiding the spatial distribution of people
and resources, as well as the use and consumption of land. Through the
implementation of the Maseru Master Plan, development control will be improved,
and this will help to densify and zone land appropriately as well as making optimum
use of scarce land resources. This will also make housing more affordable by cutting
capital costs and bringing people closer to infrastructure and other services.

Availability of data on housing finance
Lack of housing and housing finance data is a major problem in Lesotho
and undermines statistical analysis and weakens the basis for decisionmaking by the private sector and government. Data is often outdated
or may not be sufficiently disaggregated for useful analysis. The primary
sources of housing finance data are:
n Bureau of Statistics (BOS) in the Ministry of Planning collects
national statistics on different sectors but it has not specifically
collected classified data on housing finance. The data available from
BOS is classified census information according to a specific purpose
and sometimes publicly shared on website.
n Central Bank of Lesotho also collects data associated with the
registration and control of the financial sector.
n Standard Lesotho Bank, FNB Lesotho and Nedbank Lesotho store
data but this is not always in the public domain.
n Land Administration Authority keeps records as it registers all land
transactions that involve bonds and collaterals. The data is available
on request.

The review of all relevant planning policies, such as the Town and Country Planning
Act No. 11 of 1980; Development Control Code of 1989 and Planning Standards
1990, will make these documents more relevant and applicable to guide future
housing investment in Lesotho.
In May 2020, the Lesotho Senate adopted a report on the Security Interest in
Immovable Property Bill presented by its legislation committee. According to the
Senate, “The introduction of the bill will make it easier for borrowers and lenders
to use personal property as collateral and thus increase their level of
creditworthiness. It will also enable borrowers (small micro and medium
enterprises) to pledge their rights in personal property as security for loans more
easily and less expensively.”33
Opportunities
Across the continent, the COVID-19 pandemic has brought into perspective the
relationship between housing and health. It is anticipated and hoped that the
government will strategise on mechanisms and plans to assist the housing sector.
The Lesotho government is in the process of implementing multisectoral reforms
recommended by the Southern African Development Community (SADC), which
will run for a year starting in September 2020.34 The recent and ongoing reviews
of financial regulations as well as housing and land policies/regulations will hopefully
support a more conducive environment for accelerated economic growth in
Lesotho. Furthermore, an approval of sectional titles will create opportunities in
property ownership as it enables separate ownership of a section or sections of
a building. Finally, the initiative between RBS Construction and Standard Lesotho
Bank showcases the opportunity available for the private sector, with support of
the public sector, to pursue innovative solutions that target low income households.
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Liberia
Dr Youssouf Keita, Centre for Economic Research and
Development

Overview
The United Nations estimates the total population of Liberia at 5 057 681 as
of 1 July 2020.1 Following many years of civil war, the country faces a severe
housing shortage. More than 60 percent of the Liberian population lives in
slums. As of 9 July 2020, the urban population is estimated at 51.52 percent
of the total population. To change the desperate housing conditions in Liberia,
the National Housing Authority (NHA) estimates that 500 000 houses will
be needed by the year 2030.2 The annual population growth rate of Liberia
is estimated at 2.44 percent.3
During the past two years, the Liberian economy was hit by an economic
downturn due to a decline in the mining exports, a rising inflation rate, and a
currency depreciation. According to an African Development Bank forecast4,
real gross domestic product (GDP) pre COVID-19 was expected to recover
by 1.6 percent in 2020 after a decline of 0.4 percent in 2019. However, the
COVID-19 outbreak is likely to undermine this expected growth prospect
for Liberia in 2020.
The COVID-19 pandemic is hitting Liberia at a time when economic activity
was already declining, private sector confidence is weak and the rate of
inflation is estimated at 22.5 percent.5 The full extent of the impact of
COVID-19 is not known, but real GDP growth is now projected at -2.5
percent for 2020,6 largely due to lockdown regulations at home and abroad,
which have negatively impacted domestic demand, net remittances, capital
inflows, and the banking sector. In the absence of support, poor people will
feel the impact the most as there are minimal social safety net mechanisms
in place.7
The Central Bank of Liberia (CBL) has implemented several policy responses
to contain the pandemic. These include reduced fees on financial transactions,
suspended mobile money charges, and relaxed credit rules to provide
flexibility to firms struggling because of the COVID-19 pandemic.8 The World
Bank has committed L$2 990 million (US$15 million) in additional support
to Liberia to respond to COVID-19, of which L$299 million (US$1.5 million)
has already been made available as of April 2020.9
Access to finance
The Liberian financial sector comprises 10 registered commercial banks,
foreign exchange bureaus, credit unions,10 rural community finance

KEY FIGURES
Main urban centres

Monrovia

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

199.29 Liberian Dollar (LRD)
0.52 Liberian Dollar (LRD)

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

4 937 374 | 2 548 426
2.43% | 3.33%
US$622
57.1%
2.4%
7.5%
35.3
176 | 0.47

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate [b]
Yield on 10-year government bonds
Lending interest rate (2016) [b]

US$3 071 million
-2.28%
22.30%
n/a
13.60%

Number of mortgages outstanding [d]
Value of residential mortgages (Current US$) (2019) [d]
Typical mortgage rate | Term | Deposit (2019) [d]
Ratio of mortgages to GDP (2019)
Number of mortgage providers [d]
Number of microﬁnance loans outstanding (2017) [e]
Value of microﬁnance loans in local currency units
Number of microﬁnance providers (2019) [d]

100
US$2.5 million
8% | 10 years | 20%
0.08%
1
30 000
n/a
18

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

n/a
n/a
36

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

n/a | n/a

3 985 334 LRD
n/a
54 798 LRD
1 365 LRD (US$6.85)
Paper
175
10
44 days
13.3%
3.5

16.5% | 25.9%
45.8% | 66.0%
42.7% | 48.2%
70.3%

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

[g]
[h]
[i]
[j]
[k]

Kaikana Real Estate
Cemenco
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

institutions, 18 microfinance institutions,11 a development finance company, mobile
money services, insurance companies, and registered credit unions.12 Some banks
extend commercial credits to small and medium enterprises and concrete block
companies in Monrovia. In certain situations, local retailers will provide credit to trusted
clients, large homeowners and local construction professionals who rely on informal
‘’Susu credit’’, savings and remittances for capital.13
The average interest rate on mortgage loan products offered by commercial banks in
Liberia was 13.69 percent from Q2 2015 to Q1 2020.14 Average mortgage rates
were maintained within this band at 13.22 percent as of April 2020, although this was
a reduction from 14.88 percent at the end of 2019.15 The CBL noted at the end of
May 2020 that growth in credit had remained low over the past year in Liberia and
that non-performing loans had increased by 2.3 percent to 19.7 percent of total loan
value.16
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The CBL oversees the banking practices to promote housing loans in Liberia. The
CBL Mortgage Stimulus Initiative provided a loan of L$1.99 billion (US$10 million)
to the Liberian Bank for Development and Investment (LBDI) in 2014 to facilitate
improved access to finance.17
Because of stark lending conditions by the LBDI, such as a minimum monthly
income of L$89 679 (US$450), and the high mortgage interest rate of eight
percent charged, although significantly lower than prevailing average mortgage
rates, the Liberian population has borrowed less money from LBDI.18 Overall
mortgage finance in Liberia does not meet the housing market needs. As a
consequence, less than 100 mortgages are offered per annum on average.19
Over the past year the home construction finance market has also declined
significantly, with total outstanding construction-related home mortgage values
declining from L$695.4 million (US$3.5 million) in February 2019 to L$122.8
million (US$617 thousand) in February 2020.20
Commercial banks offer loans to salaried workers, and bank officials estimated
that 60 percent to 70 percent of these loans are used for housing construction.21
However, salaried workers represent only a small segment of the Liberian
population. Banks and microfinance institutions offer loans to small and medium
enterprises, but these loans typically reach only the “largest’’ enterprises within this
market segment. Microfinance institutions and credit unions have relatively small
operations within Monrovia. A large part of the population remains outside of
the formal banking sector.22 As a result, most Liberians finance personal
construction projects through cash inputs in an incremental building process.
Informal Susu housing finance is not suitable for long-term housing loans.23
The NHA has proposed a National Housing Trust Fund, which would tax 2.5
percent of each formal sector worker’s salary which would, after a minimum sixmonths contribution, allow for a worker to be eligible for a mortgage fund of up
to three times their respective annual income. The process is as follows: a worker
earning L$199 286 (US$1 000) a month could borrow L$7 174 322 (US$36 000),
absorbing the six-months saving of another 119 beneficiaries.24 Microcredit is
available for associations and cooperatives which are interested in getting homes.
The lack of funding in the housing sector remains a major constraint impeding
access to decent housing in Liberia. Major banks including LBDI and Guaranty
Trust Bank (GTBank) are seeking US$29 million from Shelter Afrique for
construction and mortgages.25
Affordability
Based on a 2016 market study by Cities Alliance in Greater Monrovia, more than
80 percent of the population derives their income from the informal sector and
67 percent of Liberians live below poverty line.26 Because of this, most
construction decisions by typical Liberian households are based on price and not
on quality. The lack of decent incomes is aggravated by the costs of construction
materials, and by other factors such as high unemployment for many Liberians.
On average, it takes seven years for a Liberian to build a house.27 The relationship
between expenditure on housing (prices, mortgage payments or rent) and
household income in Liberia has always been a serious issue for different
governments. The high cost of housing is part of debates about social housing
affordability in Liberia.
The year-on-year inflation rate for housing and utilities, up until April 2020, was
10.71 percent nominally which, in contrast to a consumer price index (CPI)
increase of 22.51 percent over the same period, reflects a real reduction in housing
and utilities costs of 11.8 percent for the year.28 This would have had a positive
impact on affordability over the period.
Housing supply
There are no updated statistics on housing stock in Liberia because the 2018
National Population and Housing Census did not take place. In the urban areas,
owner-occupied housing accounted for 29.3 percent, employer-subsidised housing
two percent, employer-provided housing 1.4 percent, rented housing 46.3 percent
and rent-free housing 21.0 percent.29 In rural Liberia, owner-occupied housing
accounts for 61.1 percent, employer-subsidised housing 0.8 percent, employerprovided housing (rent free) 3.0 percent, rented housing 6.9 percent and rent-
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COVID-19 response
On 12 April 2020, the GoL implemented a 14-day nationwide lockdown
at the outbreak of COVID-19. Because of a dramatic rise of the
COVID-19 cases in the country, the Liberian authorities extended the
state of emergency declared by the president until 22 July 2020 and the
government continues to extend the lockdown period as COVID-19
cases continue to drastically increase in Monrovia and upcountry.
The pandemic has severely impacted the Liberian housing industry. The
GoL has undertaken some measures to alleviate the consequences on
the poor, namely a moratorium on evictions with the help of Liberian
CSOs. The CBL, through its mortgage stimulus initiative, has provided
L$1.9 billion (US$10 million) to LBDI to loan money to people, including
the poor and vulnerable to maintain interest rates as low as possible.49
The IMF has also approved a disbursement of L$10 billion (US$50
million) to the GoL to mitigate the negative impact on the poor in
Liberia.50
In the inclusive economic package, UAF-Africa has called on the GoL to
respond strategically to COVID-19 by devising pro-poor policy
measures. These measures include the freezing of house rentals, the
stopping of evictions during the pandemic, and the stopping of house
demolitions.51
There is no accessible information on the government’s response to
informal settlements in Liberia to date.

free housing 28.3 percent.30 According to the Managing Director of NHA, Celia
Cuffy-Brown, many studies put Liberia’s annual housing shortage at 512 000 units.
On 22 July 2019, Shelter Afrique, the Pan-African housing financier, signed a
Memorandum of Understanding (MoU) with the Government of Liberia (GoL)
through the NHA for the development of affordable housing units at a cost of
L$5 979 000 (US$30 000) per unit.31 In September 2020, Celia Cuffy-Brown
stated that the construction of housing units for low income earners has kicked
off in the country32 and furthermore that the company in the public-private
partnership that is contracted to build 60 000 units had already constructed 300
housing units in the Towel Hall Community and 500 in Schefflin as part of the
MoU.33
In August 2019, the NHA received assistance from a technical team from AXHIS,
a construction company from Burkina Faso, for the construction of 50 000
affordable houses in the country. However, in the first phase of the project, the
company is set to build 5 000.34
Property markets
According to UN-Habitat in 2014, 70.26 percent of housing units in Liberia are
owned, 21.21 percent are rental houses, and 8.53 percent are either squatters or
categorised as others.35
The property market is less developed and not competitive, with no market
regulations in Liberia compared to other countries in Africa. The NHA is the
largest formal housing supplier and is currently in the process of providing 5 000
housing units through its affordable housing programme.36 Although expected
to be sold at prices as low as L$2 989 300 to L$3 985 734 (US$15 000 to
US$20 000), especially in urban and periurban areas of Monrovia, these houses
sometimes turn out to be very expensive, especially those put on sale by Ecohomes
at L$7 772 182 (US$39 000) for one-bedroom house and L$12 754 350
(US$64 000) for a three-bedroom house.37 The completed dwellings in the SINLIB
Project in Fendell are priced between L$7 772 182 (US$39 000) and L$8 370 042
(US$42 000) based on plot sizes.38 Despite being low cost in their price, these
housing units are far beyond the reach of the average Liberian.
The average rental price for a two-bedroom apartment is L$199 286 (US$1 000)
and for a three-bedroom house, the price is above L$398 573 (US$2 000). These
rental costs are beyond the reach of low-income families in Liberia.
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In dealing with construction permits, Liberia ranks 185 out of 190 countries, with
25 procedures required to build a warehouse, which is higher than the SSA’s
standard number of procedures.41 In dealing with construction permits, the index
for Liberia has remained stable at 28.9 from 2019 through 2020.
There are several real estate agencies in Liberia. These include, among others,
Priceless Real Estate (Monrovia), Apartment Liberia (Paynesville), Kaikana (Sinkor),
Barnesville Estate (Samie Town), Barnesville Townhall in Samie Town, Leone
Investment, Johnson Compound, Gobeh Gayflor Intestate Estate, Francis Real
Estate, and Waves.
The lockdown has had an unprecedented impact on the property market of the
country, as sales ground to a halt and the market stalled during lockdown. During
the pandemic, Urgent Action Fund Africa (UAF-Africa) has been engaging with
the private sector real estate industry on issues of rent freezes for the poor
segment of the population.42
Policy and legislation
The United States Agency for International Development (USAID) is one of the
institutions that has been providing technical assistance to the GoL. The USAID’s
current activities in Liberia have been to develop standard operating procedures
and regulations to enhance the implementation of the Land Rights Act of 2018
and the Land Authority Act of 2016.
The Liberia Land Authority (LLA) has the authority to implement regulation
necessary for carrying out the Land Rights Act. The LLA governs land rights and
land ownership in Liberia. According to this legislation, enacted in September
2018, land ownership consists of the following land rights: the right to possess, the
right to use, the right to include and the right to transfer singly or jointly by sale,
devise gift or otherwise. This law covers the following ownership in Liberia:
n Private land, owned or otherwise held by a private person or persons;
n Government land, owned by the government including land used for
government buildings, such as government offices, government schools and
government hospitals. The land the government roads pass on is also
government land;
n Customary land is owned by the community and used or managed according
to customs and tradition. Customary land includes, but is not limited to,
residential land, farmland, communal forestlands, and fallow lands; and
n Public land, which is land that is not private land, customary land, or
government land.
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Urban

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

According to the 2020 World Bank Ease of Doing Business Indicators, Liberia is
ranked 104 out 190 countries on the “getting credit” indicator.39 To register a
property, it takes 44 days and 10 procedures in Liberia, while it takes on average
of 51.6 days and 6.1 procedures to register a property in Sub-Saharan Africa (SSA).
Recorded as a percentage of the property value, the cost of registering property
is 13.3 percent in Liberia, which is far below the average for SSA countries.40
Overall though, Liberia has slightly improved in the Doing Business Index. For
instance, registering property in Liberia has improved by 0.8 from 31.1 to 31.9.
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Source: https://www.cgidd.com/ (2020)

On 6 September 2019, the Civil Society Organisations (CSO) Working Group
indicated that the passage of the Land Rights Bill by the legislature marks the
beginning of correcting more than a century-old injustice in the land tenure system
of Liberia.43
Despite the difficulties faced because of the COVID-19 pandemic and the decadelong civil conflict that crippled the Liberian economy, the government is joining
efforts with financial donors and foreign institutions to reduce the impact in the
housing sector on poor and vulnerable people.
Opportunities
There is high demand and significant investment opportunities in the construction
and real estate industries in Liberia due to a fast-growing urban population in
Monrovia and other cities, coupled with inadequate existing housing supply.44
The cost of building materials is among the cheapest in the region and manual
labour is relatively cheap.45 Since 2003, Liberia has attracted foreign direct
investments to revitalise the economy and improve livelihoods of Liberians. A
major component of this has been the construction of civil, industrial and
commercial buildings. However, the lack of local construction materials and a small
manufacturing sector, with only one factory in Liberia, have negatively impacted
infrastructure development.46
An affordable housing construction model has been designed by China Africa
Business Council collaboration with Hengtong Lux Wood Technology. They
provide architectural design and construction materials, as well as on-site training.
They also provide prefabricated building technology to reduce the construction
period and costs.47
Based on the shortage of housing supply in Liberia, the best prospect for foreign
companies includes supplying construction materials and equipment, and training
construction workers and real estate professionals.48
Websites
Liberian Institute of Statistics and Geo-Information Services www.lisgis.net
Demographic and Health Survey Program www.dhsprogram.com
Economagic www.economagic.com
Miyamoto www.miyamotointernational.com
USAID Liberia www.land-links.org
Africa Do Business www.africa-do-business.com
Landesa www.landesa.org
Set Economic Transformation of Africa www.set.odi.rog
Shelter Africa www.shelterafrique.org
Kaikana www.kaikana.com
Priceless Real Estate Services www.pricelessrealestateservices.com
Africa Do Business www.africa-do-business.com
Export.gov. Liberia-Construction www.export.gov
Urgent Action Fund-Africa www.uaf-africa.org
South-South Galaxy www.southgate-galaxy.org
Front Page Africa www.frontpageafricaonline.com
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Availability of data on housing finance
Primary data sources are:
n Shelter Afrique and Africa Do Business collect data on housing
finance and investment opportunities in Africa.

n The Central Bank of Liberia records data on monetary policy and
mortgage financing, including banking supervision, credit monitoring
and control of inflation.

n Cities Alliance collects data and publishes information on the
availability of human settlements for poor population.

n Liberia Bank for Development and Investment and GTBank collect
data on mortgage and mortgage finance rate in the housing industry
in Liberia.
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n Landesa disseminates information on land reforms and policies in
Liberia.

n African Development Bank registers economic data and forecasts
the country’s economic outlook.

n USAID Liberia collects data about land governance at the national
and local level in Liberia.

n The International Monetary Fund (IMF) oversees data on economic
development and provides disbursements to address the economic
downturn caused by the COVID-19 pandemic.

n World Bank Doing Business records data on, but not limited to, the
costs of registering property in Liberia.
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Overview
Libya has been divided since 2014 between the interests of two competing
governments and military forces: one recognised by the United Nations and
the west; the other based on military rule in Tabruk in the east. As a result,
local economic institutions such as the National Oil Corporation and the
Central Bank have been hamstrung. The Government of National Accord
(GNA) in Tripoli is under the leadership of the Prime Minister Fayez al Saraj,
while leadership in the east is under Field Marshal Kalifa Haftar, the
commander of Libyan National Army (LNA), in Benghazi. The ongoing conflict
between these two groups continues to destroy the source of the country’s
main revenue – the production and export of oil – as competing forces raid
and blockade production facilities. Although the international community has
deployed peacebuilding efforts, the interference of foreign countries and
subsequent failure of political rivals to reach a sustained peace deal has
devastated the economy.
In 2019, the country had a population of 6.7 million,1 mostly composed of
young people. Just over 28 percent are under the age of 15 and 67.4 percent
are under age 65,2 while the urban population of Libya is large, up to
80 percent.3 Gross domestic product (GDP) growth slowed to an estimated
four percent due to lower oil prices in 2019.4 After declining from 12.9
percent in 2017 to 10.1 percent in 2018,5 inflation bounced back to an
average of above 10 percent in 2019 as the result of intensified conflict in
Tripoli. In 2019, the fiscal deficit worsened to 10.9 percent from 7.4 percent
in 2018 as a result of lower oil prices. This deficit occurred despite a higher
rate of oil production of 1.15 million barrels a day in the second quarter of
2019, up from 0.97 in 2018.6
According to the World Bank, the wage bill for government employees in
Libya is high, and this reflects an overall increase in state spending on salaries
and additional public posts. This is linked to the use of the public payroll as a
tool for political stability during the multifactional conflict.7 Concerns that
the state payroll is used for funding private militias in Libya has prompted calls
for an audit of the two central banks, the Central Bank of Libya in Tripoli and
the Central Bank of Libya in Tabruk. This audit, which has been delayed since
2018, will probably take place in 2020, as announced by the Libyan mission
of the United Nations.8

KEY FIGURES
Main urban centres

Tripoli, Benghazi

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

1.40 Libyan Dinar (LYD)
0.48 Libyan Dinar (LYD)

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

6 777 452 | 5 448 597
1.47% | 1.83%
US$7 684
n/a
17.7%
4.7%
n/a
110 | 0.71

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate (2019) [d]
Yield on 10-year government bonds
Lending interest rate (2017) [b]

US$52 706 million
2.54%
15.00%
n/a
3.00%

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

n/a
n/a
6% | 30 years | n/a
n/a
n/a
n/a
n/a
n/a

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

n/a
n/a
n/a

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

n/a | n/a

69 000 LYD
n/a
723 LYD
14.06 LYD (US$10.12)
Paper
186
n/a
n/a
n/a
n/a

n/a | n/a
n/a | n/a
n/a | n/a
n/a

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

[e]
[f]
[g]

World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

According to Bloomberg,9 the delayed audit is now contributing to a deterioration of
political conditions and accusations of corruption levelled against the central bank in
Tripoli. The latest is a devastating oil blockade by the Libyan military commander Khalifa
Hafter in January 2020, directed against the GNA in Tripoli. To lift the blockade, Hafter’s
forces are demanding an audit of the central bank which they accuse of
misappropriating funds and unequal distribution of state revenues.10
Libya today is classified as fragile country, and ranks 110 out of 189 countries worldwide
in the Human Development Index.11 Capital expenditure increased to 5.3 percent in
2019, up from 4.8 in 2018, but is still much lower than the 43.5 percent previously in
2010. This has left significant gaps within the social fabric and economic infrastructure.12
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The ongoing war has placed severe pressure on economic livelihoods. Essential
services have been compromised, and healthcare in particular has deteriorated,
with only 17.5 percent of hospitals being functional in 2018. Given that Libya is a
water-scarce country, access to potable water is a problem. During 2018, an
estimated 43 percent of the population was reliant on trucked-in water for
drinking, whereas prior to 2011, most towns and villages had access to piped
water.13 Moreover, at least 18 schools have been damaged since the beginning of
2020, affecting around 15 890 children.14
Housing in Libya is badly affected by continuous attacks on infrastructure and the
forced displacement of residents. The number of Internally Displaced Persons
(IDPs) identified in Libya increased from 401 836 in May 2000 to 425 714 in June
2020.15 This is worsened by inadequate capital spending by the government and
general insecurity, which has blocked implementation of housing projects and
residential building since 2011.
Prior to COVID 19, oil prices were trading at US$18 per barrel, but by mid-April
the value had dropped to US$-38 – the first time crude oil price had fallen below
zero.16 Given that the majority of revenue in Libya is derived from oil, the impact
of COVID 19 has taken a high toll on the already weak economy. The fall in oil
prices, coupled with the ongoing armed conflict, has definitely had a negative
impact on Libya’s revenue and the overall living conditions of the population. The
effect of COVID 19 is compounded by the fact that Libya has a higher risk factor
of infection due to widespread population displacement and an increase in
informal settlements. With the absence of adequate housing, water and health
facilities, the country remains vulnerable to COVID 19.
Access to finance
The relapse of armed conflict in Libya in 2019 and 2020 has aggravated all
economic sectors, including banking. All sectors of the population struggle to
access to basic needs and therefore access to housing finance is almost impossible.
This is complicated by the competing national political authorities as well as
competing central banks: Libya Central Bank in Tripoli and Libya Central Bank in
Tabruk, The international community is attempting to rectify this with an audit of
the central banks, as it is widely held that the competition around control of
revenue is generally responsible for fuelling the civil war.
Although commercial banks constitute the majority of formal commercial activity
in Libya, informal financial activities and alternative exchange rates are nevertheless
in operation. This information, however, is limited, as it is difficult to access data on
financial activity in Libya.
According to the Union of Arab Bank there are 16 local commercial banks in
Libya, including the Libyan Foreign Bank and Al Wahada; 14 Arab banks, including
Bahrain Banking Corporation and the Egyptian Piraeus Bank, and eight foreign
banks, among them the British HSBC Bank.17
Prior to Libya’s conflict, there were no microfinance institutions in existence.
Namaa Tamweel,18 the first microfinance institution in Libya, was created in
October 2019. The institution’s mission is to finance micro-entrepreneurs. The
political situation and civil war, however, has delayed all ensuing banking reforms
and worsened access to financial services for housing.
Affordability
Up to 2011 there was a deficit of housing in Libya, but affordability was certainly
not an issue. The country was considered an upper middle-income country and
therefore housing was available to all, as a human right.19
Living conditions and access to safe housing have deteriorated in post-Muammar
Gaddafi Libya, and the gains made by housing programmes in the past have been
eroded. In 2013 the transitional government made an effort to relaunch a state
housing programme20 with no results. Current efforts by the United Nationsbacked government since 2017 to address housing shortages have yielded no
tangible results. In fact, the situation has worsened since the resurgence of armed
conflict in 2019 and 2020.
The advent of COVID 19 in 2020, coupled with ongoing armed conflict, has
definitely eroded the purchasing power of average Libyans. The need for housing
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COVID-19 response
Given that Libya is a high-risk country due to population displacement
and the presence of informal settlements, the World Health
Organization revised Libya status from “cluster of cases” to “community
transmission”. The Libyan National Centre for Disease Control does
offer testing to COVID-19 patients.
The responses of the GNA of Libya to curb COVID-19 are mainly
preventive. These include social distancing, curfews, partial lockdowns
of high-risk places, school closures, and the closure of some non-essential
businesses. A total curfew was imposed in July and August 2020.34 The
authorities of the eastern region of the country also declared a dawn
to dusk curfew.
The Central Bank of Libya in Tripoli and Tabruk did not implement any
measures to reduce or address the housing interest rate, nor were any
measures implemented to prohibit evictions from rented property. The
GNA, however, announced a package of LD500 million (approximately
US$356 million, one percent of GDP) as an emergency COVID-19 fund.
As the use of these funds was not specified, it was assumed that this
was aimed at supporting the health system.35
Likewise, there was no specific government response to the conditions
within informal settlements during the COVID-19 lockdown. However,
there was a decision to convert schools to house IDPs during the
April/May 2020 GNA offensive to occupy Tripoli. This resulted in the
withdrawal of the Libyan National Army away from the frontlines and
the displacement of about 28 000 people from Tarhouna to Benghazi.

rentals in urban areas has risen, given the increase in the number of inadequate
settlements, especially in Tripoli, where most housing has been destroyed.
Moreover, the banking sector is still in crisis and lack of liquidity persists.
Current prices of rentals are accelerating well beyond the affordability of an
average household. The average monthly rent for a one-bedroom unit in the citycentre of Tripoli costs LD700.90 (US$499.60), while rentals outside the city are
on average LD408.25 (US$291) a month. Rentals for three-bedroom units in the
city centre are estimated at LD1 324.35 (US$944) month and LD773.01
(US$551) a month outside the city. Libya’s minimum wage in 2020 is LD45021
(US$320). In 2012, overall unemployment was estimated at 17.7 percent.22
Owing to the political state of affairs and a disruption in business, the
unemployment rate has remained high and poverty is on the rise.
The gap between production and demand of housing is not only a result of
population growth but is also influenced by other factors, including legislation, as
well as Libya’s isolation from the world economy. Government laws prohibited
private initiatives when socialism was adopted as a political and economic system.
Today the decrease in oil revenue and persistent armed conflict has contributed
to a further deterioration of housing deficits.
Housing supply
Following the lift of sanctions in 2003, the then government tried to resolve the
housing deficit with an ambitious infrastructure and housing project. The project
consisted of a planned 200 000 housing units estimated at US$40 billion, with
contracts awarded to renowned foreign companies such as AECOM.23 The
programme under implementation was halted in 2011 by the new Libyan
authorities.
The AECOM programme was re-evaluated in 2013 at US$100 billion US dollars
and was to be relaunched by the transitional government. However, the entire
programme has been on hold since then and the housing deficit has been
aggravated by the political conflict and insecurity. According to Mr Mahmood
Baclir Ajaj, the chairman of the Housing and Infrastructure Board, the total deficit
is projected to be 500 00024 units by 2020.
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Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

Population:

6 777 452

Urbanisation rate:

1.83%

Cost of cheapest
newly built house:

69 000 LYD

House price PPP$:

PPP$143 750
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that could afford this
house with ﬁnance:

6.75%

1 PPP$:

0.48
Libyan dinar
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These recent forums were meant to complement the state reforms of the housing
sector initiated by the Gaddafi government in 2006. Known as Decree 21, this
new ruling attempted to open the real estate sector for international investment
into local housing development. As a result, the HIB contracted private and foreign
developers for property development. However, despite Decree 21 and the
efforts of subsequent governments, the Libyan real estate property market is still
negatively influenced by Law No 4. of 1978. This law prevented housing
construction and development for profit purposes, stopped housing rents, and
banned the private sector from building houses for leasing purposes.25
Ongoing armed conflict makes running a business in Libya a high risk and this is
highly unfavourable for property development. Consequently, Libya is ranked 186
out of 190 economies in the World Bank Doing Business 2020 report.26 There
are currently no procedures in place for obtaining a construction permit, registering
a property or resolving insolvency, giving Libya a ranking of 186 for dealing with
construction permits and 187 out 190 countries for efficiency in registering
property, according to the World Bank Doing Business 2020 report.27 Since 2011,
ambiguity around property rights persists and banks remain reluctant to register
property as collateral. In addition, the Libyan business environment is plagued by
corruption: the country ranks 170 out of 180 countries in Transparency
International‘s 2018 Corruption Perceptions Index.28
Policy and legislation
Current Libyan housing policies and regulations are dominated by grievances and
debate about Law No. 4 of 1978. Successive governments since 2011 have been
criticised for their inability to update the rules and regulations of the real estate
sector to reflect the new political philosophy, which gives priority to the private
sector. The General National Congress, which governed legislature at the time
introduced two laws in late 2015. Law 16 retrospectively abolished Law 4 and
Law 20 addressed the consequences thereof.29 To date the Libyan National
Planning Council’s vision 2040 to improve urban planning30 simply has not been
implemented. Efforts to improve real estate legislation have failed owing to
insecurity and conflict.

300

350

Urban

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

Property markets
The GNA in Tripoli has initiated various programmes to attract foreign investors
in real estate development and restructuring. This is particularly within the
Departments of Finance and Planning, the Housing and Infrastructure Board (HIB),
the Economic and Social Development Fund, the Organization for the
Development of Administrative Centres (ODAC), the Mayors of Tripoli and
Benghazi, the Land Registry, Jumhouria Bank, and the Real Estate Savings and
Development Bank. These are the main bodies involved in housing development
and finance. In this respect, two international forums were held to promote the
housing sector, one in 2017 and the latest in Tunisia on 5-6 February 2020. At
these forums, recommendations were formulated to revise legislation, modernise
the banking sector, activate the suspended land registry, and promote private
sector participation in real estate development.

250

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

Infrastructure and business development in Libya is still characterised by
uncertainty due to the ongoing war and COVID 19. There is no special legislation
regarding the pandemic. Once the rule of law is restored, infrastructure and
housing should be top priorities, in addition to putting in place policies and
regulation that encourage the creation of wealth.
Opportunities
Libya is an oil-rich country with great potential in the real estate and hospitality
industries. However, more than LD140 billion (US$100 billion) for housing
development has been withheld due to ongoing war. Other sectors of property
development are also of interest, particularly hospitality outlets such as hotels,
chalets, and inns for the (yet to be developed) tourist industry. A land of multiple
civilizations, Libya hosts five United Nations Educational, Scientific and Cultural
Organization (UNESCO)31 World Heritage sites, very favourable for the
development of educational and cultural tourism. Libya is also blessed with natural
resources and a relatively young population.
Once the country achieves peace and stability, the chronic housing shortage and
the needs of internally-displaced persons should be addressed as a matter of
urgency. The World Bank estimated in 2006 that restoring Libya’s infrastructure
will cost LD281 billion (US$200 billion) over the next 10 years.32 A peace
settlement in Libya could certainly lead to an increase in oil outputs and exports,
which would improve the fiscal deficit and allow Libya to improve housing
shortages and economic development.

Availability of data on housing finance
Due to a lack of reliable and comparable data in the economy, Libya is
not ranked or even mentioned in global data statistics. Official data
compilation is inadequate, and the information compiled by many
international and index grading sources incomplete.33 State entities that
should be producing country data are the Ministries of Finance, Economy,
Commerce and Industry and Planning. Others include the Central Bank
of Libya, HIB, ODAC, the land registry, Jumhouria Bank, the Real Estate
Savings and Development Bank and the Bureau of Census and Statistics
(BCS). However, of these, only the national body in charge of the entire
country’s statistics – the BCS – and the Central Bank of Libya, in Tripoli
produce socioeconomic and monetary reports, despite difficult
conditions.
The Chamber of Commerce, various banking associations, housing
developers’ associations and trade unions should also be producing
information, which is not forthcoming. In a failed country, accessing
information is practically impossible.
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Websites:
Central Bank of Libya https://cbl.gov.ly/en/
Bureau of Census and Statistics http://www.bsc.ly/
Banque Sahélo-Saharienne pour l’Investissement et le Commerce https://
www.bsicbank.com
Daily Sabah https://www.dailysabah.com
Displacement Tracking Matrix http://www.globaldtm.info
Libya Analysis http://www.libya-analysis.com
Libya Business News https://www.libya-businessnews.com
Libya Herald https:// www.libyaherald.com
Libya Humanitarian Monitoring: Humanitarian Dashboard https://reliefweb.int
Libya Observer https://www.libyaobserver.ly
Real Estate Libya https://www.estatelibya.com
Tripoli Architectures https://www.e-architect.co.uk
Tripoli Properties https:// www.tripolipropertiesonline.com
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Madagascar
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Overview
Notwithstanding its vast natural resources, Madagascar has been classified as
one of the poorest countries in Africa by the World Bank, with an extreme
poverty rate of 75.2 percent,1 largely due to political instability.2 This resulted
in stagnated economic growth until the peaceful change of power in 2019
and the election of President Andry Rajoelina.
The population of Madagascar is mainly rural (65 percent). This rural
population is estimated to be growing at a rate of 1.8 percent annually,3 which
is almost three times lower than the urban population growth rate (4.6
percent). The urban population growth is estimated to reach 50 percent in
2036.4 Youth represent 75.2 percent of the population and are moving to
the cities in the hope of accessing job opportunities and better living
conditions. In 2020, an estimated 85 percent of the total population live in
informal settlements.5 In Antananarivo, the capital city, 72 percent of people
live in informal settlements.6 The demand for housing is estimated by the
government at 1 730 000 units7 with the shortages resulting in the soaring
price of the current housing stock. Unfortunately, these trends are likely to
continue unless the sector is regulated to curb excessive speculation, the
scarcity of land for housing is solved, corruption in construction permit
agencies is stopped and innovative financial instruments are developed so
that poor households are able to access decent housing.
Prior to COVID-19, the economic growth rate was estimated to reach five
percent by the Central Bank of Madagascar (Banky Foiben’i Madagasikara).8
The central bank has recently slashed the economic growth forecast, which
is now estimated at 1.2 percent while the International Monetary Fund (IMF)
estimates it to be 0.4 percent.9 To mitigate the effects of the pandemic, the
government has launched a national recovery plan with a budget of
Ar1 051 270 869 673 (US$270 million). The Central Bank has also provided
Ar473 733 055 306 (US$122 million) at a rate of 5.47 percent10 to support
small and medium enterprises and has set up credit facilities for banks
equivalent to Ar50 billion (US$12 953 994.56) a day.11 The government has
also taken measures to relieve companies and tenants of paying rents and
from being evicted from their homes and commercial buildings.12
Access to finance
The Madagascar financial and banking sector grew by 4.2 percent in 2019.13
From 2018 to 2019, real estate credit increased by Ar79.7 billion

KEY FIGURES
Main urban centres

Antananarivo

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

3 859.81 Malagasy Ariary (MGA)
1 059.05 Malagasy Ariary (MGA)

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

26 969 307 | 10 210 849
2.66% | 4.44%
US$522
n/a

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

US$14 084 million
4.80%
5.63%
n/a
49%

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

n/a
US$129.13 million
17% | 8 years | 20%
0.92%
5
261 002
890 000 000 000 MGA
25

1.8%
3.6%
44.3
162 | 0.52

n/a
Total number of formal residential dwellings in the country
142 000
Total number of residential properties with a title deed (2019) [h]
762
Number of formal housing units built in this year (2019) [h]
Price of the cheapest, newly built house by a formal developer or
90 000 000 MGA
contractor in an urban area in local currency units (2019) [i]
Size of cheapest, newly built house by a formal developer or contractor
75m2
in an urban area (2019) [i]
Typical monthly rental for the cheapest, newly built house (2019) [j] 633 927 MGA
Cost of standard 50kg bag of cement in local currency units [k]
24 000 MGA (US$6.22)
Type of deeds registry: digital, scanned or paper [l]
Paper
World Bank Ease of Doing Business index rank [l]
140
Number of procedures to register property [l]
6
Time to register property [l]
100 days
Cost to register property as share of property price [l]
9.0%
World Bank DBI Quality of Land Administration index score (0-30) [l] 8
Percentage of women who own a house alone: Total | Urban [m]
n/a | n/a
Percentage of households with basic sanitation services:
Total | Urban (2016) [m]
5.2% | 11.8%
Percentage of households with no electricity: Total | Urban (2016) [m] 77.1% | 32.7%
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2016) [m]
60.4% | 48.5%
Percentage of urban population living in slums (2018) [n]
61.2%
NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[h] Ministry of Land, Planning and Public Works
[b] World Bank World Development Indicators
[i] Jevendsmonterrain
[c] Human Development Reports, United Nations [j] Numbeo
Development Programme
[k] Newsmada.com
[d] Societe Generale Madagascar
[l] World Bank Ease of Doing Business Indicators
[e] Central Bank of Madagascar
[m] Demographic and Health Surveys, USAID
[f] Bank of Africa Madagascar
[n] United Nations Human Settlements Programme
[g] Public Treasury Madagascr
(UN-HABITAT)

(US$20 648 667.33) to reach Ar498.4 billion (US$129 125 417.79).14 This could
result in better access to financial services by the population. To achieve this, the
government had launched the national strategy for financial inclusion 2018-2022.15 It
aims to increase access to financial services from 29 percent in 2016 to 45 percent of
the population in 2022.16
Société Générale, one of the biggest lenders in Madagascar offers three types of
mortgages ranging from eight to 17 years in terms. The average mortgage rate at
Société Générale is around 18 percent with a down payment of 20 percent for the
land only. Other financial institutions such as BNI Madagascar, Bank of Africa Madagascar
and Access Bank are involved in the same market segment.

155

Microfinance institutions serve as an alternative to conventional banks and are
attracting more clients. Between 2008 and 2018, the microfinance penetration
rate increased by 21 basis points to reach 35.2 percent in 2018.17 The level of
savings also increased to Ar820 billion (US$212 445 510.81) and the total value
of credit to clients in 2018 was Ar890 billion (US$230 581 103.2).18
Affordability
To cover household expenditure, statistics show that 76.5 percent of the
population has a consumption pattern lower than the poverty line with 75
percent19 of the population earning less than Ar7 766 (US$2) a day. The monthly
earnings of employees in 2020 are on average about Ar776 611 (US$200),20, 21
which is one of the lowest levels of remuneration on the African continent. People
having access to formal jobs represent a small portion of the population22 and
their level of income does not allow them to access decent housing in well-located
areas that are equipped with good sanitation. Twenty-two percent of households23
are women-headed. In Madagascar women do not have the same access to land,
jobs and other opportunities as men do. Women also have more limited access
to credit24 than men.
A typical household in Madagascar spends 25.3 percent of its income on rent, with
this being the second-largest expense after food expenses (29.7 percent).25
Renting or purchasing a decent house can be considered as elitist. The monthly
rent for a one-bedroom apartment in the city centre is estimated to Ar960 000
(US$248.72) while a one-bedroom apartment outside the city centre is estimated
at Ar343 563.50 (US$89.01).26 A three-bedroom apartment in the city centre is
estimated at more than Ar3 million (US$777.24) while an apartment outside the
city centre is estimated at Ar2 383 808 (US$617.6).27 The price per square meter
to buy an apartment in the city centre is Ar4 million (US$1 036.32) while outside
the city centre it costs Ar2 million (US$518.16).28 This is unaffordable for the
average household in Madagascar and most people, specifically women-headed
household, simply rent houses in slums and other affordable informal settlements.
For housing finance, medium- and long-term private credit grew by 20 percent in
September 2019 for all loans including residential mortgages. The total value of
real estate credit was Ar498 billion (US$129 021 785.83) in 2019 compared to
Ar418.7 billion (US$108 476 750.46) in 2017.29 Interest rates vary from 10
percent to 18.5 percent a year depending on the mortgage duration, which is
usually set between 10 and 20 years.30
What is considered affordable housing in Madagascar costs between Ar40 million
(US$10 363.2) and Ar50 million (US$12 953.99).
Housing supply
To provide housing, the government has funded a programme called Trano Mora,31
which means “affordable housing”. Through a series of partnerships with local
stakeholders including banks, the government negotiated an easing of terms for
accessing loans for low income households through this programme.
The National Housing Development Plan or Plan National de Logement (PNL)
aims to build 50 000 houses a year for the next five years.32 Since the 1970s, the
Société d’Équipement Immobilier de Madagascar and the Agence National d’Appui
au Logement et à l’Habitat (ANALOGH) were responsible for developing social
housing but they have failed due to rapid urbanisation and lack of involvement
from strategic stakeholders (banks, private sector).33 In 2018, ANALOGH
launched a construction programme of 762 houses in four regions in Madagascar.
Between 2013 and 2017, there was an average growth of 2.7 percent of
companies producing construction materials located in the Special Economic Zone
(SEZ).34 This remained steady because of the advantages of the SEZ, such as
exemptions from paying custom duties and import taxes for materials and
equipment used in the construction industry.35
Property markets
Land reform in 2005 decentralised the land tenure security procedures. There
are two main bodies36 responsible for land security in Madagascar:
n Communes, which are responsible for issuing land certificates; and
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COVID-19 response
The government imposed a first lockdown,61 which lasted two-and-ahalf months until 20 April 2020. In March, the government placed the
country under a state of emergency and took measures to relieve
companies and tenants from paying rents and from being evicted from
their homes and commercial buildings.62 A second lockdown was
imposed in July.
In early March 2020, the central bank provided Ar473 733 055 306
(US$122 million) at a rate of 5.47 percent63 to support the small and
medium enterprises.64 At the end of March 2020, the bank provided
another Ar200 billion (US$51 million) to mitigate the effects of the
pandemic.65 During April, the banks’ professional association introduced
a moratorium of three months on loan repayments and interest, and
provided overdrafts for clients with emergency needs.
The central bank also took measures to support the financial system by
providing easy access to loans for banks. The daily amount banks could
access was about Ar50billion (US$12 953 994.56).66 Another US$270
million was provided in June 2020 for the national economy recovery
plan. One key aspect of this plan is the renovation of low-rent
buildings.67 The government effort has been supported by the AfDB
through the Multi-Country COVID-19 Response Support Program with
a concessional loan of Ar159 205 371 045 (US$41 million).68
The government has not introduced any specific measures on evictions
and informal settlements. However, the government and partners, such
as the United Nations Children’s Fund (UNICEF), launched the Tosika
Fameno programme, which provides cash transfers of Ar100 959
(US$26) a month to 189 400 poor households living in Antananarivo,
Toamasina and Fianarantsoa.69

n Fokontany (clans), are subdivisions of communes, and can also issue land titles.
Unfortunately, Fokontany use what is known as “small papers” to transfer land
property to buyers. These “small papers” are sometimes not registered
officially in the deed registry. It is estimated that 75 percent of households
use “small papers” to invoke their lands rights.37
In urban areas, 50 to 70 percent of private property is registered.38 The central
deeds registry is archaic, still using paper for records and there is no electronic
database for checking encumbrances. The same paper-based system is used for
the land tenure and title records.39 There have been attempts to digitalise the
deed registry system over the past 15 years, but all attempts thus far have failed.40
As of June 2020, between 60 percent and 70 percent of houses are rented11 with
tenants unable to afford home ownership.12 The rental sector is disorganised and
operates informally. This allows landlords to fix their prices regardless of the quality
of the houses and regulations. The main criteria to determine the price level
remains the location of the house.
There is a scarcity of land in cities such as Antananarivo as a result of the high
demand, which also influences the price. The majority of land sales (95 percent)
are done directly between relatives or friends41 and a minority are done between
official agents. Due to inadequate land information, 17 percent of households
occupying lands are afraid of being pushed off the land by owners’ families when
the owners are deceased.42
Corruption is an issue which undermines access to property in Madagascar. A
survey from the World Bank conducted in 2013 showed that more than 10
percent of firms had to give bribes in the form of “gifts” to authorities to get a
construction permit.43 Madagascar has been recognised by the World Bank Doing
Business 2019 report as among the toughest places in the world to obtain a
construction permit and record the title of a property, ranking respectively at 177
and 153 in the two categories.44 The country overall index for obtaining a
construction permit is six, which is lower than the Sub-Saharan average score
8.5.45 For the city of Antananarivo, the overall process for transferring a property
requires six official steps, which can take up to 120 days at an average cost of
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There is strong urbanisation growth of the Nosy Be island, which grew from
30 000 inhabitants in 1993 to 100 000 inhabitants in 2019.49 The same trend is
observable on the Siramamy Malagasy sugar company (Sirama) land, which
represents 40 percent of Nosy Be Island, and has also had a rapid expansion of
informal settlements.50
Policy and legislation
Madagascar inherited the French land management system after colonisation. This
was not adapted to the local land inheritance system, which allows the transfer of
property via informal methods with a few written certificates known as “small
papers”. This dual system has caused several disputes.
The constitution of Madagascar states that all citizens must have access to decent
housing, and as such the government has attempted to build affordable houses
between 1970 and 2000.51 Unfortunately, rapid urbanisation has made it
impossible for public authorities to keep up with the demand. Thus, Madagascar
has chosen a different strategy, which consists of setting up the right environment
to enable the private sector, specifically the real estate developers to provide
solutions to the housing problems. This strategy is backed by international
institutions such as the World Bank and the International Monetary Fund. The
following policies have been implemented:
n Urban land governance reform (2005)52 which focused on the decentralisation of land management in the rural areas and the establishment of
security procedures for land tenure;
n The Politique National de l’Habitat53 (2006) is the national policy for housing
to promote access to social housing for the low-income population; and
n The reform of the housing and urbanisation code (2015), which led to
planning and urbanisation laws called respectively Loi d’orientation de
l’Aménagement du Territoire and Loi de l’Urbanisme et de l’Habitat. The
latter imposes a minimum area54 of 150m2 for land parcels while most houses
are built on smaller size land parcels.
Unfortunately, all these policies have failed to provide the results expected and
the housing sector remains disorganised. To provide solutions, the World Bank
conducted a study55 in 2020 which led to the following proposals:
n To update land information via a systematic assessment and the development
of urban Local Land Occupancy Plans;56
n To formalise and secure occupancy on a large scale using innovative tools57;
and
n Create a dedicated agency responsible for the co-ordination and
implementation of urban land operations.58

PPP$84 982

Urban households
that could afford this
house with ﬁnance:

1.70%

1 PPP$:

1 059.05
Malagasy ariary

900

Urban

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

Ar6 229 753 (US$1 600).46 This cost represents around nine percent of the value
of the land compared to an average of 7.6 percent in Sub-Saharan Africa.47 The
average delay to obtain these documents is twice as long as the average of any
other African country (54 days).48

800

House price PPP$:

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

In light of the World Bank recommendations, the government developed the PNL.
In this strategic plan, the government calls for a guarantee fund59 in partnership
with the private sector, specifically the banks, to implement policies around60:
n Creating housing governing bodies that are sustainable and assigned with clear
roles and objectives;
n Creating the right legal framework to optimise the production of housings
and access to them in the long run;
n Promoting research technologies and techniques to allow the sustainability
of housing development projects;
n Setting the right framework to enable the real estate sector to easily have
access to long-term funding; and
n Creating and realising social housing project developments to grant access
to decent housing for every layer of society.
To achieve this vision, the PNL’s key initiatives include encouraging public-private
partnerships, promoting leasing systems and offering tax incentives to real estate
developers.
Opportunities
As the country is among the poorest in the world, developing innovative and
affordable ways to build houses is needed. Solutions involving recycling materials,
reducing the construction time and renewable energies should be considered.
Working with the financial sector and the government, real estate developers and
investors should create financial instruments with fewer barriers so that most
households can access decent housing. Microfinance institutions can help achieve
this because they are more flexible than banks in their operations and more
people trust these institutions.
Importantly, more attention needs to be paid to climate change and methods of
building housing and planning areas for housing development in the future so that
they can better resist some of the natural disasters hitting Madagascar such as
heavy rains, floods and droughts.
There is an opportunity for companies to undertake mapping or land management
to help the government achieve its goal of collecting information about land
occupancy, providing better services for land tenure and deed delivery, and finally
securing land transactions for property owners and buyers.
Websites:
The Central Bank https://www.banky-foibe.mg
National Treasury of Madagascar http://www.tresorpublic.mg
African Development Bank https://www.afdb.org/en/countries/southern-africa/
madagascar
National Institute of Statistics https://www.instat.mg
The World Bank http://documents.worldbank.org
Numbeo https://www.numbeo.com/cost-of-living/country_result.jsp?country
=Madagascar
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Availability of data on housing finance
Data on housing finance can be collected from the following sources:

n The National Institute of Statistics (INSTAT), UN-Habitat, the
Ministry of Economics, Finance and Budget, and the National
Treasury they produce different statistics, including the national
census and key figures about social and economic challenges in
Madagascar.

n The Central Bank, which produces an annual report on the
economic outlook of the country.
n The International Monetary Fund (IMF), the World Bank Group, and
the African Development Bank (AfDB). These institutions produce
strategies about land management, reports about the general
housing sector, and reports evaluating the success of housing sector
projects.

n The Numbeo website provides insights about the cost of living in
different countries including details about rent costs, land and the
level of monthly income.
Additional sources (Bloomberg, Reuters, and the Financial Afrik) were
used to compensate for the gap in local sources of information.

n The Ministère du Logement produces policies and strategies to
improve the land management system and ease access to housing
for all.
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Malawi
Frank Kamanga

Overview
Malawi is classified as a low income country in Southern Africa with a gross
domestic product (GDP) per capita of US$412 in 2019 from US$381 in
2018.1 With an estimated population of 18.6 million in 2019,2 the country
is predominantly rural with 83 percent of the population living in rural areas,
whilst 17 percent reside in urban areas.3 Meanwhile, Malawi has seen a
40 percent upsurge in urban population growth, increasing from about
2 million in 2008 to 2.8 million in 2018.4 The growing population and rapid
rate of urbanisation in the country continues to exert substantial pressure
on housing especially among the poor in the urban areas.
Malawi’s economy is largely agrarian, with the agricultural sector accounting
for about 26.9 percent of GDP.5 Due to a better agricultural yield in 2019,
real GDP growth for 2019 was 5 percent, a rebound from 4 percent in 2018.6
However, the COVID-19 pandemic and the associated containment measures
have severely weakened 2020 growth prospects, with significant effects
expected on tourism and accommodation; transportation and storage
services; agriculture, forestry and fishing; wholesale and retail trade; and
manufacturing activities. As a result, the 2020 GDP growth rate is projected
at 1.9 percent, down from an earlier projection of 5.5 percent,7 with a greater
likelihood of further downward revisions given increased uncertainty
regarding the duration and intensity of the pandemic.
Malawi’s construction sector, which accounts for about 3 percent of GDP,8
still remains fairly developed and grew by 5.8 percent in 2019 but is projected
to slow down to 3.7 percent in 2020.9 This is attributed to the slowdown of
implementation of various projects due to the COVID-19 pandemic, as well
as disruptions in the supply of imported materials sourced from neighboring
countries. The sector is projected to grow by 4.2 percent in 2021.10
Nationally, the total stock of housing units is 4.8 million11 with each household
averaging 4.4 members.12 According to the Ministry of Lands, Housing and
Urban Development (MoLHUD) Malawi’s housing market is highly liberalised.
As such, the government has not done much to respond to the impact of
COVID-19 on the housing market, except maintain rents at 2019 levels on
all government rented houses and structures. All senior civil servants are
expected to occupy a house of not more than MK600 000 (US$800) if paid
by the government. All landlords for senior civil servants have been advised

KEY FIGURES
Main urban centres

Lilongwe, Blantyre
Mzuzu and Zomba

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

736.91 Malawian Kwacha (MWK)
285.20 Malawian Kwacha (MWK)

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

18 628 747 | 3 199 301
2.64% | 4.03%
US$412
70.7%

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate [b]
Yield on 10-year government bonds
Lending interest rate (2018) [b]

US$7 667 million
4.37%
9.37%
n/a
32.30%

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

n/a
US$54.15 million
20% | 20 years | 10%
0.71%
4
389 080
14 300 000 000 MWK
46

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

n/a
241
1 800

Percentage of women who own a house alone:
Total | Urban (2017) [j]
Percentage of households with basic sanitation services:
Total | Urban (2017) [j]
Percentage of households with no electricity: Total | Urban (2017) [j]
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2017) [j]
Percentage of urban population living in slums (2018) [k]

6.0%
8.5%
44.70
172 | 0.49

10 000 000 MWK
30m2
75 000 MWK
7 000 MWK (US$9.50)
Paper
109
6
47 days
1.7%
10.50
n/a | n/a
10.6% | 28.3%
87.4% | 45.3%
40.3% | 26.5%
65.1%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
Consultants Limited
[c] Human Development Reports, United Nations
Development Programme
[d] Reserve Bank of Malawi
[e] National Bank of Malawi

[f]
[g]
[h]
[i]
[j]
[k]

Ministry of Lands, Housing and Urban Development
Malawi Housing Corporation
Sustainable Urban Land and Shelter Development
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

to maintain rents or else they risk contract termination. There has not been any
government response with regards to informal settlements.
The government’s COVID-19 prevention measures also affected bank’s digital revenue.
The Reserve Bank of Malawi (RBM) and Bankers Association of Malawi jointly issued
a directive to reduce fees charged on digital transactions by 40 percent.
Access to Finance
The RBM reports that the banking sector was generally sound and stable in 2019 as
the sector was well capitalised with average core and total capital ratios of 17 and
21 percent, which were above the regulatory requirement of 10 and 15 percent,
respectively.13 The sector was also adequately liquid at 58.9 percent against the
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prudential benchmark of 25 percent. However, credit risk was slightly elevated as
non-performing loans (NPLs) were above the regulatory requirement. This was
coupled with economic sector concentration as three sectors, namely, wholesale
and retail trade; agriculture; and manufacturing constituted the largest share, and
represented 56.2 percent of total loans. Meanwhile, construction and real estate
sectors constituted only 3.1 percent and 1.8 percent of total loans respectively.14
Malawi’s banking sector comprises of nine banks, of which two banks namely
National Bank of Malawi (NBM) and Standard Bank dominate the sector with a
combined market share of 56.2 percent of total loans and 58.3 percent of total
equity capital.15 Four of the nine commercial banks in Malawi provide mortgages
and the average mortgage interest is 19.5 percent.16 According to the RBM,
outstanding mortgages stood at MK39.9 billion (US$54.1 million) in the first
quarter of 2020.17
Commercial banks offer mortgages based on clients’ income and the levels of
mortgages have been scaled down in proportion to reduced levels of income due
to the pandemic. To counter defaults on loans and penalty interest, a moratorium
on loan repayments was granted from May 2020 to July 2020 and still the sector
is facing a financial risk due to non-repayments by clients. Underwriting practices
of commercial banks involve the following steps: prequalification, income and
documents verification, appraising, title search/insurance and finally underwriting
decision is made (approval/decline). Construction finance is not generally provided
by commercial banks, but under exceptional cases where a client pledges landed
property (house) as security they can be supported with such finance.
In 2019, microfinance institutions (MFI) recorded aggregate profitability of
MK3.2 billion (US$4.3 million). Asset quality and liquidity were also within the
industry benchmark. An increase to MK43.8 billion (US$59.4 million) in aggregate
assets for the sector was noted in December 2019, from MK38.1 billion
(US$51.7 million) in December 2018.18 Non-bank financial institutions offering
housing (construction) finance include the Centre for Community Organisation
and Development (CCODE), Epik Finance and Enterprise Development Holdings
(EDH). The CCODE reported that in 2019 they supported about 100 clients
with construction finance.19
Affordability
According to the Centre for Social Concern, the average monthly cost of living
for a family of six in a city in Malawi as of April 2020 was about MK203 695
(US$276). This cost of living includes cost of essential food items, non-food
essentials such as education, housing and other items such as fuel. With the
minimum wage of MK35 000 (US$47.5)20 per month at an average price of
MK10 million (US$13.6 million)21 for a decent house and average rentals of
approximately MK75 000 (US$102)22 very few can afford to own or rent a decent
house. The MoLHUD states about 70 percent of the urban population live in
slums, located in the outskirts of major cities.
In addition, for middle income earners it is relatively cheaper to rent rather than
own a decent house due to high costs associated with construction and land
acquisition procedures. This has created a supply gap for middle sized houses in
urban areas.

COVID-19 response
On 14 April 2020, former President Mutharika announced a lockdown
from 18 April to 9 May 2020 to contain the spread of the COVID-19.
During the lockdown, only essential services and law enforcement agents
were allowed to operate. On 17 April 2020, the High Court of Malawi
temporarily suspended the implementation of a proposed 21-day
lockdown.
On 1 April 2020, the Reserve Bank of Malawi issued a Statement of the
Monetary Policy Committee’s response to COVID-19. The liquidity
reserve requirement on domestic currency deposits was reduced to
3.75 percent (from 5 percent) releasing MK12 billion (US$16 284)
additional liquidity for banks. The Lombard rate was reduced by 50
percent (to 0.2 percent above the policy rate), reducing the cost of
borrowing from the Reserve Bank of Malawi, and potentially benefiting
borrowers. A moratorium on evictions was not imposed and the
government did not take measures to support informal settlers.

certificate and a credit reference bureau report and make a down payment of
about 10 percent.24
Rental payments have been affected by COVID-19. Tenants are finding it difficult
to pay and landlords are finding it difficult to collect rentals. Some houses have
been vacated especially in low density areas as people’s incomes have been
reduced, which in turn has created high demand for housing in slum areas. The
high demand for cheap houses has in some circumstances resulted in high rents.25
The Ministry also added that it is difficult to construct new houses and import
construction materials due to low incomes and the closure of air and land borders.
Despite these developments, no government subsidies or assistance is not being
provided to the poor impacted by COVID-19 in the housing sector.
Housing supply
The total number of rural and urban houses is approximately 4.8 million units,
with an average household size of 4.4.26 The MoLHUD reported there is still high
demand for adequate housing in Malawi’s middle market segment. The Malawi
government, through its agencies, Malawi Housing Corporation (MHC) and
Ministry of Lands and Housing Development, is currently building 254 units of
houses out of which 40 are being built using internally generated funds by MHC
and the remainder financed through a MK6 billion (US$8.1 million) bank loan. The
MHC currently has 6 000 units nationwide. The MHC is obligated to carry out
both commercial and social obligations on behalf of the government considering
that many Malawians earn low incomes and build their own houses. In its effort
to support home ownership, the government introduced a subsidy on some
construction materials like iron sheets and cement for the elderly and vulnerable
groups in 2015.27 This subsidy called the Decent and Affordable Housing
Programme still exists today. The programme is vibrant in rural areas. During the
COVID-19 pandemic there are no emergency measures being implemented by
the government to provide housing relief.

In 2020, the demand for mortgage loans by clients drastically dropped from 2019
levels due to uncertainty in job security over the next two years. National Bank
of Malawi’s policy for mortgage approval is that the applicant’s monthly repayment
should not exceed 35 percent of his/her monthly salary, and the house should be
self-contained and easily accessible. With the current average mortgage rate of
19.5 percent this means the client is expected to repay about MK232 166
(US$315) a month from a minimum income of MK663 333 (US$900) for a
MK12 million (US$16 284) mortgage. The average salary for most mortgage
applicants is about MK400 000 (US$543). The minimum mortgage offered by the
commercial banks range between MK12 million (US$16 284) and MK16 million
(US$21 712).23

The government of Malawi is also constructing 140 houses for police officers in
Lilongwe (Area 30). The houses are being constructed by World Wide
Construction, a private developer which won a MK10 billion (US$13.6 million)
contract from the government.28 The government intends to construct 10 000
houses for the Malawi Defence Force, Malawi Police Services and Immigration
Officers in the following years.29 The private sector such as Sulsdec and CCODE
are also constructing houses in different cities. Sulsdec indicated that they have
plans to build 1 000 houses in cities like Lilongwe, Blantyre and Mzuzu for rent
and sale. The first phase is underway, and they expect to have 450 houses built in
Lilongwe by July 2021. There are also some notable projects in the pipeline such
as the “United Nations (UN) Capital Hill where the UN Village will be constructed,
and the new Area 43 where urban houses will be built.”30

Approved applicants whose salaries are below MK663 333 (US$900) a month
mostly have their mortgages subsidised by their employers, like the Malawi
Revenue Authority (MRA) and Telekom Network Malawi (TNM). The contractor
of a mortgage should have documents such as the title deed, MRA tax clearance

Property markets
The property market in Malawi comprises of residential property, commercial
property (retail and office space), industrial property and land.31 The Ministry of
Lands, Housing and Urban Development is the custodian of land of about
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PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

Population:

18 628 747

Urbanisation rate:

4.03%

PPP$25 732

PPP$12 001 – PPP$23 000
Cost of cheapest
10 000 000 MWK
newly built house:

PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000

PPP$8 855

PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)

900

800

700

600

500

400

300

200

100

Rural

0

100

200

300

400

500

600

In terms of land tenure and title system, the lands and deeds registries in the
MoLHUD are paper–based and are yet to be digitised.33 It is reported that 70
percent of houses are privately owned and do not have title deeds.34 Besides
government institutions there are also key private developers such as Sulsdec
whose main focus is land development and sales. Some private developers have
expanded their areas of operation and they are now building houses for sale and
rent. Buying land from such developers is costly for an average Malawian. A 450m2
plot is sold for at least MK1.5 million (US$2 035). In Malawi, all land was divided
into three categories namely public, private and customary land.35 However, more
than 90 percent of land in Malawi remained under customary tenure.36 The land
laws limit the maximum period of leasehold tenure to a non-Malawian citizen to
50 years and bans the creation of any new tenure of freehold nature.
Malawi has both formal and informal residential resale markets made up of the
MHC, Sulsdec and estate agents. According to the Surveyors Institute of Malawi
there are at least 37 registered formal estate agents and at least 1 000 informal
estate agents. Demand for houses is skewed towards rental housing compared
to ownership, where most buy houses only with pension funds.
The cost of registering a property is about MK250 000 (US$339) and it takes
approximately three 47 days.37 Due to COVID-19 there is low demand for land
in the country and sellers have responded by introducing price discounts and
longer periods of loan repayment.
A notable development related to change in property ownership is that the AntiCorruption Bureau (ACB) of Malawi with effect from 26 June 2020, began
receiving all applications for change of ownership of motor vehicles, houses and
land, for vetting and clearance, before any change of ownership is effected. The
ACB emphasised that it will be processing the vetting and clearance within
72 hours after receipt of submission.
Policy and legislation
The state mainly plays a role of developing policy and legal frameworks for housing
and urban development and plays a minimal role in housing delivery. The policy
and legal framework governing the housing sector includes the National Housing
Policy, the National Urban Policy, Malawi Housing Corporation Act and National
Land Policy.
In addition to the above, there is a policy and legal framework for land tenure and
management, drawn from the constitution of Malawi, the National Land Policy and
various other pieces of land legislation that have recently been passed by
Parliament. These include the Land Bill (2016) the Physical Planning Bill (2016)
the Customary Land Bill (2016) and the Land Survey Bill (2016). In November
2016, the National Assembly enacted the Registered Land (Amendment) Bill

800

PPP$35 063

Urban households
that could afford this
house with ﬁnance:

6.25%

1 PPP$:

285.20
Malawian kwacha

900

Urban

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

118 000km2.32 The city and district councils are responsible for distributing
government owned land in urban areas, registering land and properties and
collecting city rates. Meanwhile, traditional leaders distribute and sell customary
land.

700

House price PPP$:

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

(2016) the Malawi Housing Corporation (Amendment) (No.2) Bill (2016) the
Lands Acquisition Bill (2016), amongst others. All these laws are now in force and
are being implemented by the MoLHUD.
The MoLHUD has also established a Land Reform Implementation Unit which
shall coordinate all land related reform programmes.38 The Ministry is rolling out
the Customary Land Act which requires owners of customary land to have title
deeds. The pilot project is being implemented in eight districts and the Ministry
has already implemented the project in three districts namely Kasungu, Rumphi
and Phalombe before rolling the project nationwide in 2021. The implementation
of the Customary Land Act is expected to help reduce land disputes in rural
areas.39 In addition, the new Land Act and Physical Planning Act of 2016 are being
piloted in districts like Phalombe and Chikwakwa. The Physical Planning Act of
2016 has made all the land in Malawi, both urban and rural, eligible for planning
and development purposes.40
The major constraining factor holding back the implementation of land related
laws is the lack of district physical development plans and land use plans for the
remaining 27 districts across the country. There are also challenges and gaps in
the country’s current building regulatory framework. For example, Malawi does
not have legislation or policy to define government’s responsibility in regulating
buildings.41
The paper based lands and deeds registries in the MoLHUD leave land records
vulnerable to human error or other risks. In their present state, land records are
difficult to access, leading to all sorts of administrative inefficiencies in the land
administration and management system. The system has also proven to be prone
to corruption, due to poor or lack of indexing and system archiving of land
records.42
Opportunities
The new laws address land access and equity issues and open up opportunities
for investment in rural areas. For instance, the registration of customary land is
important for development of commercial properties such as shopping malls and
factories in rural areas and on the outskirts of cities. Secure customary land tenure
also encourages investment and development of commercial agriculture which is
crucial for the transformation of Malawi’s economy. In addition, secure tenure of
customary land is also expected to reduce land disputes among rural people and
investors.
In 2019, Habitat for Humanity reported that Malawi needs approximately 21 000
housing units every year for the next 10 years to meet the demands for the
current backlog43 and future growth. In urban and semi-urban areas this demand
is driven from university graduates who are entering the private sector and require
medium sized, affordable houses. Currently only 10 percent of the target is being
delivered. The investment costs such as costs of labour and land in the housing
sector are comparatively low according to Sulsdec and CCODE, leaving plenty of
investment opportunities in the sector. Developers are now using modern and
more environmentally friendly cement blocks in construction which they claim are
easily available on the market because the processing of these blocks is faster.
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Developers argue that the government can support more construction of houses
by providing them with subsidies. The new government is also promising to tackle
corruption in the housing sector, especially relating to land purchases.

Availability of data on housing finance
The formation of a new government in July 2020 and the COVID-19
pandemic affected the data collection process. Public officials avoided
sharing data and information, citing responsible persons are working
from home.

Additional sources.
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Overview
Spread over an area of 1 248 572km2, the Republic of Mali is one of the
largest countries in West Africa. In 2020, its population was estimated at
20 509 769 with an annual growth rate of 2.97 percent.1
Mali is poorly industrialised with the manufacturing sector struggling to
develop. As a result, import requirements are high, leading to an estimated
current account deficit of 5.4 percent of gross domestic product (GDP) in
2019. The country's economy is heavily dependent on gold and cotton, which
account for 86 percent of exports, as well as agriculture and trade. The poor
diversification of its economy exposes the country to fluctuations in
commodity prices and makes it dependent on commodity prices in
international markets. In 2019, the country recorded five percent growth,
boosted by gold and cotton production, a budget deficit of 3.1 percent of
GDP and inflation of 0.4 percent.2 To support the national economy, the
government adopted in a Strategic Framework for Economic Recovery and
Sustainable Development for the period 2019-2023, and is working on
implementing the Public Financial Management Reform Plan (2017-2021).
Following the military coup in 2012, Mali has been through a period of political
instability and conflict, including the occupation of the north of the country
by armed groups. In this context, extreme poverty increased between 2011
and 2015 by up to 47.2 percent. Since then, thanks to the exceptional
agricultural production of the last four years, the rate has fallen slightly but
remains high (42.7 percent in 2019).

KEY FIGURES
Main urban centres

Bamako, Gao, Segou, Kidal,
Tombouctou, Kayes,
Sikasso, Mopti, Koulikoro

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

584.30 CFA Franc (XOF)
194.13 CFA Franc (XOF)

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

19 658 031 | 8 479 688
3.00% | 4.82%
US$891
50.7%
7.9%
6.3%
33.00
184 | 0.43

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate [b]
Yield on 10-year government bonds
Lending interest rate (2018) [b]

US$17 510 million
5.04%
-1.66%
n/a
5.10%

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

452
US$17.97 million
10% | 10 years | 13%
0.10%
51
806 750
150 000 000 000 XOF
129

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

n/a
250 000
n/a

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

13 300 000 XOF
60m2
n/a
7 000 XOF (US$11.98)
Paper
148
5
29 days
11.1%
8.50
3.6% | 3.4%
30.7% | 39.7%
51.4% | 15.3%
30.7% | 31.0%
47.2%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] World Bank Publication: Mali-FSAPDM-TN
Housing Finance
[e] Central Bank of West African States (BCEAO)
[f] ORABANK Mali

[g]
[h]
[i]
[j]
[k]
[l]
[m]

Professional Association of Microﬁnance Institutions
National Institute of Statistics
National Cadastre Direction of Mali
Studiotamani.org
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

The government’s efforts to revitalise growth in all sectors of the economy,
including housing, were strained by another coup on 18 August 2020, which
saw the overthrow of the then President, Ibrahim Boubacar Keïta. The
COVID-19 pandemic has also destabilised economic recovery efforts. Mali
recorded its first case of COVID-19 on 25 March 2020. As of May 5, the
country had 612 official cases, including 228 recoveries, 352 under treatment
and 32 deaths.

property developers of low-cost housing. Construction finance has, however, given
way to end-user finance. It is the transferable portion of the beneficiary that determines
the banks’ adherence to financing of real estate projects. As a result, there are few
residential housing projects as the costs are high and beneficiaries are limited, except
among Malians living outside the country.

The government has tried to address housing in its attempt to boost the
economy. To address the shortage, the Malian government subsidised the
construction of 7 000 homes between 2002 and 2012 and has subsequently
decided to continue with this housing programme. This housing programme,
oriented towards public private partnerships, involves the pre-financing by

Access to finance
In 2019, Mali had 14 banks and three financial institutions. In the same year, base rates
were set between 6.19 percent and seven percent, while maximum debtor rates were
between 10 percent and 15 percent. Mali's housing finance market is still small and
underdeveloped. Only 450 mortgages were granted in 2013, equivalent to three
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percent of all mortgage financing in the West African Economic and Monetary
Union (WAEMU) region. Access to mortgage finance is particularly limited
compared to similar other WAEMU countries. A survey would be needed to
determine the proportion of homes covered by mortgage and non-mortgage
loans.3
The Banque de l'Habitat du Mali is responsible for supporting Malian households
in acquiring housing. Three local banks also grant real estate loans to their
customers. Orabank Mali currently offers home loans at interest rates of six
percent tax free over a period of 20 years and 7.5 percent tax free for those up
to 25 years; the down payment can represent up to 13 percent of the purchase
value of the home. The proportion of the monthly mortgage payment to the
income of the borrowing household is not fixed and is applied on a case-by-case
basis according to the income of each household.4 Some banks, such as the
Banque Nationale du Mali, may grant mortgages at interest rates of up to nine
percent, or even between 10 percent and 13 percent for other banks such as
Banque Atlantique Mali, BICIM and United Bank for Africa (UBA) Mali. The
minimum term of the mortgage loan is set according to the client. The Bank of
Africa (BOA) Mali and Orabank Mali grant mortgage loans to individuals according
to their transferable portion.
To finance housing, banks use their own funds (internal resources) and funds
granted by the Caisse Régionale de Refinancement Hypothécaire (CRRHUEMOA) as the main source of financing. Increasingly, specialised institutions are
making funds available to banks for mortgage refinancing. The mission of CRRHUEMOA is to provide WAEMU credit institutions that are shareholders with longterm resources for the refinancing of mortgage loans granted to their clients, by
mobilising these resources on the Union financial market or with development
partners. It intervenes exclusively for the benefit of its shareholders for the
refinancing of housing loans that they grant to their clients.5 Thus, CRRH-UEMOA
has made available to Orabank Mali approximately CFA2 billion (US$3 571 428)
for 2019/20.6
The role of the microfinance sector in housing finance is difficult to assess due to
the lack of data. However, the microfinance sector in Mali is a fairly dynamic sector.
The total value of outstanding microloans was estimated, in 2019, at around CFA
150 billion (US$267 857 130).7 The sector had 86 microfinance institutions (MFIs)
in 2019, despite the closure of 20 MFIs between March 2017 and March 2018.
An analysis by the Central Bank of West African States (BCEAO) in July 2019,
based on a sample of 22 MFIs in Mali, reported a little less than two million clients
and an outstanding debt of CFA119 billion (US$212 499 990).8 Another sign of
improvement in the sector is that this sample had an aggregate non-performing
loan ratio of 6.95 percent, placing the country below the average of 7.37 percent
for the eight WAEMU countries.9
Affordability
In 2018, the National Institute of Statistics of Mali (INSTAT) estimated that 43.8
percent of the population (or 8.357 million people) did not earn enough to meet
their basic needs and were therefore considered to be living in poverty.
Income and financial access also varies considerably from region to region. This is
particularly evident when analysing the divide between rural and urban areas. In
Bamako, it is estimated that only 4.1 percent of the city’s population lives below
the national poverty line. Bamako also has the lowest Gini coefficient in the
country (0.28), while secondary urban centres have the highest coefficient (0.37),
highlighting inequalities between urban centres and rural areas.10 The differences
within the country translate into average annual expenditure per household
ranging from CFA3.1 million (US$5 536) in Bamako, CFA2.5 million (US$4 464)
in the other cities and CFA1.9 million (US$3 393) in rural areas.11
However, the level of income is a crucial factor in accessing loans from banks. The
monthly mortgage loan repayment amount is determined according to the client’s
transferable portion. Article L.123 of the Malian labour code provides that salaries
are transferable or seizable, based on the monthly salary12 and up to a quarter
for salaries of CFA20 960 (US$37) to CFA62 880 (US$112); a third for a salary
of CFA62 881 (US$112) to CFA125 760 (US$225); half for salaries of
CFA125 761 (US$225) to CFA251 520 (US$449); and three quarters for salaries
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COVID-19 response
In Mali, the first cases of COVID-19 were reported on 25 March 2020.
The government opted for an action plan to prevent and fight
COVID-19 to the amount of CFA34.12 billion (US$61 119 250),
including CFA20 billion (US$35 952 500) financed by the national
budget. The authorities have also announced a set of fiscal, social and
economic measures, the overall cost of which is estimated at CFA500
billion (US$898 812 500).
This grant aims to support businesses (especially small and mediumsized enterprises) by facilitating access to loans through an allocation of
CFA20 billion (US$35 952 500) to the private sector guarantee fund
and by reducing the constraints of cash, i.e. CFA100 billion
(US$179 762 500) for the repayment of the domestic debt and
CFA43.6 billion (US$79 095 500) for tax remissions as well as
postponements of tax payment deadlines and customs duties. These
measures also provide for the creation of a special fund of CFA100
billion (US$179 762 500) to support the most vulnerable households,
strengthen price controls to prevent abuse, and for the free distribution
of 56 000 tonnes of cereals and 16 000 tonnes of animal feed.23

above CFA251 521 (US$449). The minimum wage was CFA20 960 (US$37) at
that time, and increased to CFA40 000 (US$71) from 1 January 2016. The
repayment term of these loans can reach 20 to 25 years maximum depending on
the different banks.
Since 1992, the government of Mali has initiated certain reforms to facilitate access
to housing through the creation of the Mali Mortgage Guarantee Fund (FGHM
SA). The FGHM SA is a financial institution whose mission is to promote
accessibility to housing by facilitating access to bank financing. Among these
reforms are the mortgage guarantee, which consists of covering banks against the
risk of default by customers receiving mortgage loans. The loans eligible for the
FGHM SA guarantee relate to land acquisitions, acquisitions of new construction,
completion, rehabilitation or renovation of houses, real estate programmes, and
construction of commercial buildings. The fund also covers the guarantee of social
housing, specially designed to support the implementing of social housing
programmes by the state.
Housing supply
Studies carried out in 2015 in the housing sector in Mali show a deficit of around
440 000 housing units. This translated into an estimated annual deficit of 82 500
units a year, with 51 100 for urban households and 31 400 for rural households.
The number of formal residential units completed in 2020, with plans submitted
and approved, and a certificate of occupancy issued is 5 000 social housing units.13
The Office Malien de l'Habitat intends to allocate more than 5 900 social housing
units. Residential production by the private sector is not included. The production
of social housing is currently concentrated in N’Tabacoro, with 1 552 housing units,
whose acquisition began in 2015.14 These units are not fully subsidised by the
state and beneficiaries must provide a fixed amount according to their financial
capacity and the category of units concerned.
Overall, the 2019/20 national budget allocated 5.9 percent of total spending to
housing and public amenities, a significant increase from 2.8 percent of the 2018/19
budget.15 Despite the state’s social housing provision programmes, self-build
remains the main source of housing. A 2011 study conducted by Shelter Afrique
on the Malian real estate sector estimated that this represented 75 percent of the
country's housing stock.16
The rental market is more developed in Bamako. It is an attractive city for expats
and visitors looking for an unfurnished apartment or a cheap furnished apartment
during their stay. To meet a growing rental demand, developers are setting up
various apartment rental programmes in Bamako. There are also renovated
buildings with adequate accommodation. The typical rental price of the cheapest
newly built house from a promoter or official contractor in Bamako is CFA250 000
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Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
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- - - Average annual household income needed for the cheapest newly built house by a formal developer, 2019
Average annual household income using expenditure, 2019 (PPP$)

(US$446). The rental price for a 100m2 apartment is CFA50 000 to CFA100 000
(from US$89 to US$179) a month, and an average four to five room villa of 200m2
is from CFA200 000 to CFA300 000 (from US$357 to US$536).
The cost of construction labour per square meter for the cheapest newly built
house is CFA130 000 (US$232). The cost of the standard 50kg bag of cement is
CFA4 500 (US$8).17
Property market
The housing sector has been neglected and has declined, particularly for home
ownership for low income households. The allocation of social housing is subject
to criteria. First, the applicant must be registered with a banking institution. Anyone
with an account with the different banks can apply, subject to an income below
the set threshold. Then, the applicant (self-employed or Malian living abroad) must
pay the Office Malien de l'Habitat /Mali Housing Agency (OMH) a personal
contribution varying significantly according to the type of accommodation, as well
as a three-month deposit.
Non-salaried subscribers who opt for social housing in Mali of the F3 A and F3 B
type, must pay a guarantee of CFA132 660 (US$237) and a contribution
amounting to CFA234 000 (US$418). For economy type F4 housing, applicants
must pay a deposit of CFA282 000 (US$503). In addition, housing is allocated to
beneficiaries over a period of 25 years.
The price of the cheapest newly built house by a promoter or official contractor
in an urban area is CFA12 500 000 (US$22 316) of type F3.18 The typical annual
rent per square meter for residential accommodation in Bamako is CFA500 000
(US$893).
The so-called “private” real estate sector is the most non-transparent sector in
Mali. Just to visit a house, people have to pay between CFA2 000 (US$4) and
CFA3 000 (US$5) to the “coxeur”. If the house is suitable, the future tenant will
have to pay the intermediary real estate agency a deposit corresponding to three
months of rental costs as a deposit and two months in advance. Others ask for
two months deposit and two months’ rent in advance.
According to the World Bank Doing Business 2020 report, Mali is in 26th place
on the ease of obtaining building permits, a slight change from last year.19
Policy and legislation
The rent of residential houses is regulated by two decrees.
The provisions of Decree No. 130/ PG-RM of 29 August 1967, sets ceiling rents
for built buildings. This is aimed at ending the arbitrary fixing of the amount of the
rent by the owners by setting the ceiling rent at four percent a year of the cost of
construction of the building as depreciation, and two percent a year of the cost
of construction of the building, and a margin of five percent a year for projected
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Source: https://www.cgidd.com/ (2020)

maintenance. A service provision tax is added to these amounts. The setting up
of a permanent rent setting commission is planned. In addition, any owner of a
building built for rent must, within one month before the rental, send to the
Ministry, namely the Chairman of the rent setting commission, the documents
necessary for the rental determination.
The provisions of Decree No. 146/PG-RM of 27 September 1967 regulating rents
for residential premises in Mali are intended to govern relations between landlords
and tenants. It defines the obligations of the lessor and the tenant and specifies
that the ceiling rent must in no case exceed 11 percent a year of the value of the
building. However, on a technical level, the assessment of the rent ceiling poses
problems. It is specified that the scales used as a basis for the assessment of the
rent must be revised on 1 January of each year. Developed in 1967, the
assessment scales for the ceiling rent seems to have been revised only once in
1990 by the National Department of Urban Planning and submitted to the
Department of Equipment and Housing for advice.
In the rental sector, the taxation relates to the tax on property income,
representing 15 percent of the amount of rent for hard and semi-hard buildings
and 10 percent for mud buildings. The registration fee represents three percent
of the amount of the rent.20
Opportunities
Faced with a structural deficit in the real estate sector, housing needs in Mali are
exacerbated by the population increase, which has resulted in the development
of precarious neighbourhoods devoid of basic urban services. The housing deficit
mainly covers the needs expressed by civil servants (44.5 percent), the diaspora
(45.5 percent) and the self-employed (10 percent).
For low income people, subsidising the rental sector will have several benefits
including improving housing conditions, stabilising rent costs and clarifying the
relationship between landlords and tenants. The Ministry of Urban Planning and
Housing of Mali initiated a programme of housing development to revitalise this
sector for all populations. Over the 2014-2015 period, the OMH recorded nearly
20 000 social housing units as well as the completion of servicing works for 1 552
government housing units, and 1 000 housing units co-financed by Mali and the
Islamic Development Bank.21
However, the security, health and political crisis risks slow down the state in relation
to its various programmes. Measures to support the economy, especially for small
businesses, may be insufficient to mitigate the impact of the crisis. Thus, in 2020,
the Doing Business report ranked Mali 148 in the world for its index of making it
easier to do business.22
Despite the considerable risks to which the country is exposed, Mali could benefit
from increased construction of affordable housing in the medium and long term
since the housing sector is a priority sector for the government.
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Websites
Financial Afrik https://www.financialafrik.com
Bank of Africa Mali https://www.boamali.com/particuliers/prets/pret-ma-maison/
Orabank Mali https://www.orabank.net/fr/filiale/mali
FGHM SA http://www.fghm-sa.com/
Accommodation in Mali https://selogeraumali.com/
Bamako Immo https://www.bamako-immobilier.com/

Availability of data on housing finance
INSTAT is the official source of information that collects data on the
environment, population, health, education, human development,
transport and telecommunications, foreign trade, production and
macroeconomic aggregates. However, INSTAT has not published any
reports in 2020. In general, statistics on housing finance are difficult to
obtain or even virtually non-existent.
Major banks, such as Banque Atlantic du Mali, BOA Mali, Orabank Mali
and UBA Mali offer relevant information on the banking sector and nonbank financial institutions in the country. However, due to the time
available, some information was difficult to go through.
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Overview
Mauritania is a middle-income country located between Sub-Saharan Africa
and the Maghreb. It covers an area of over one million square kilometres
with a population of about 4.5 million and a density of 3.9 people per square
kilometre,1 the lowest density in Africa. Most of the country is desert. The
country has natural resources (iron ore, gold, copper and phosphate) and
agricultural resources. Agriculture and livestock are the main economic
activities. The dynamism in the mining sector offset the decrease in the
agricultural and fishing sectors supporting the country’s growth to 5.9 percent
in 2019 from 2.1 percent in 2018.2
Urbanisation has grown rapidly due to a rural exodus. Nomadic and rural
life is being replaced by a sedentary and urban way of life. In 2019, the urban
population was 2.5 million inhabitants out of a total population of
approximately 4.5 million inhabitants. Living conditions are deteriorating and
precarious housing and slums are on the rise and are now home to nearly
80 percent of the urban population.3 Only a quarter of the urban population
is connected to electricity, and half to drinking water. Nouakchott had 1.2
million inhabitants in 2019, representing 51 percent of the urban population
in contrast to its 15 000 inhabitants at the time of its creation in 1958. In 30
years, the city has seen its population multiply by 18, from 40 000 to over a
million inhabitants.4
In 2020, the country’s growth is expected to decline with forecasts of
between -2 and -6.8 percent due to the global COVID-19 pandemic5 and
lower demand for exports and foreign direct investment (FDI) from Europe
and China. This is despite measures taken by the public authorities to maintain
economic activity. The country could experience a financing gap and an
increase in debt.
Inflation was 2.3 percent in 2019, a slight decrease of 0.7 percentage point
compared to 2018. The budget surplus was 0.6 percent of gross domestic
product (GDP) in 2019 against 1.5 percent in 2018.6 The poverty rate fell
from 44.5 percent to 33 percent between 2008 and 2014, accompanied by
a decline in inequality. Unemployment remains high among young people
(18.5 percent in 2017), who represent 60 percent of the population.

KEY FIGURES
Main urban centres

Adel Bagrou, Nouadhibou,
Noukchott, Rosso

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

37.56 Ouguiya (MRO)
103.80 Ouguiya (MRO)

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

4 525 696 | 2 466 821
2.74% | 4.29%
US$1 678
43.6%
10.2%
7.5%
40.50
161 | 0.53

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate [b]
Yield on 10-year government bonds
Lending interest rate (2017) [b]

US$7 594 million
5.93%
2.30%
n/a
17.00%

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

326 260
n/a
8% | 35 years | 10%
n/a
n/a
n/a
451 000 000 MRO
25

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

n/a
27 075
n/a

Percentage of women who own a house alone: Total | Urban (2000) [k]
Percentage of households with basic sanitation services:
Total | Urban (2000) [k]
Percentage of households with no electricity: Total | Urban (2000) [k]
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2000) [k]
Percentage of urban population living in slums (2018) [l]

n/a | n/a

10 371 229 MRO
45m2
79 641 MRO
2 800 MRO (US$31.95)
Paper
109
6
47 days
1.7%
10.50

n/a | n/a
50.1% | 29.4%
67.8% | 62.1%
73.2%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] United Nations Secretary-General's Special Advocate
for Inclusive Finance for Development (UNSGSA)
[e] Central Bank of Mauritaania
[f] World Bank Publications: Women's access to
land in Mauritania 2015

[g]
[h]
[i]
[j]
[k]
[l]

Expatistan.com
Numbeo.com
Rﬁ Aﬁque
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

Access to finance
Thanks to development finance institutions (DFIs), the banking sector provides access
to credit. The arrival of the Canadian company Westbridge Mortgage REIT, specialising
in real estate financing, in June 2020 is an opportunity to strengthen the mortgage
market and support public authorities in their housing policy, especially for housing
intended for international companies (oil and gas).
Mauritania has 18 banks, including seven Islamic banks and five with majority foreign
capital,7 with a high concentration in the main cities such as Nouakchott and
Nouadhibou. Much of the access to finance is handled by microfinance institutions.
Twenty-five microfinance institutions are active. The central bank’s key interest rates
have remained stable since 2009, maintained at around nine percent and oscillated
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between 10 percent and 17 percent in April 2019. Banking access is increasing
with a rate of over 30 percent including microfinance institutions.8
In 2019, banking activity remained dynamic. The stock of net domestic credits
stood at UM89.6 billion (US$2.6 billion), an increase of 5.2 percent compared to
2018, partly due to the increase in aid to the economy of 17.5 percent for UM78.8
billion (US$2.1 billion) in 2019 compared to UM67 billion (US$1.8 billion) in 2018.
The same is true for microfinance institutions whose net outstanding credit granted
reached UM451 million (US$12 million) in 2019, an increase of 28 percent
compared to 2018. Loans granted by the CAPEC (Caisses Populaires d'Epargne
et de Crédit) represented 49 percent of loans from microfinance institutions
against 51 percent for other institutions. However, outstanding loans from
microfinance institutions represented only one percent of total loans in the financial
system. Non-performing loans decreased to 21.7 percent of total loans at the
end of 2019, equivalent to a decrease of 22.6 percent compared to 2018.9
Difficulties the banking sector faces include a fragmented and informal credit
market. Banking activity is exposed to a risk of lack of liquidity with a liquidity/total
assets ratio of around 19.6 percent in 2018 against 4.6 percent in 2017. The
country does not have a stock market and is struggling to develop a mortgage
market or a bank specialising in mortgage loans capable of meeting demand. The
number of home loans remains low. Five percent of adults over 15 had a home
loan in 2017.10 Only 8.3 percent in 2014 got a mortgage.11 The decentralisation
of banking activity outside the main urban centres has not made it possible to
encourage an increase in the use of banking services. In addition, the country is
expected to face a funding gap and increased debt pressure due to the
pandemic.12
Affordability
The efforts made by state authorities since independence have made ownership
the dominant form of housing tenure. Almost 80 percent of Mauritanian
households are said to own their homes.13 The state has shut down housing
programmes for civil servants (less than one percent). Formal housing represents
67.5 percent of real estate; the rest is made up of precarious dwellings such as
tents, cabins or huts, barracks and “m’bar”.14 Important government housing
programmes including the Urban Development Project (UDP) is an example of
slum eradication in favour of an improved urban environment with plots and land
title facilitating access to housing, access to credit, vocational training and local
development.
Housing is a high-cost item in Mauritania. Renting or buying a house, mainly in
the city, remains inaccessible for a large part of the population. On average, the
average monthly rent for a three-bedroom apartment in downtown Nouakchott
is UM239 941 (US$6 387).15 The income pyramid reveals that rent is inaccessible
for many Mauritanians as 60 percent of Mauritanians earn less than UM127 720
(US$3 300) a month. This is pushing Mauritanians to move to other residential
areas outside the city centre where rent prices can drop to UM50 000 (US$1 330)
a month.16
Like rents, house purchase prices are high in cities. The cheapest house built by a
formal agent costs around UM10 400 000 (US$276 855) and is thus inaccessible
for a majority of local households, in a country where the gross national income
(GNI) was UM60 826 (US$1 657) in 2019.
Housing supply
Housing regulations have not really changed since 1975. At that time, policies
offered government employees the opportunity to purchase their property
individually to reduce the demand for social housing and encouraged developers
to invest in private development.
The repeated droughts between 1977 and 1984 reduced the nomadic population,
increased sedentary rural and urban populations, and intensified the phenomenon
of rural exodus. Combined with a strong population growth, especially in
Nouakchott where the rate is around eight percent a year,17 the demand is 10 000
housing units a year. Specifically, according to an inventory carried out in 2009 by
the Ministry of Housing, Urbanism and Territorial Development, the gap between
demand and supply of housing is 233 percent. Housing construction is 3 000
housing units a year.
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COVID-19 response
The pandemic has affected economic, political and social activities. The
country has taken the following measures: closing the country’s land, air
and sea borders; restricting interregional mobility within the country;
introducing a curfew; suspending training and educational establishments,
closing restaurants; and banning gatherings in all 12 regions of the
country.
Several measures have been implemented by public authorities to
contain the negative effects, in particular the creation of the Special Fund
for Social Solidarity and the Fight against the Coronavirus.
The Central Bank of Mauritania has also taken a series of measures,
including lowering its key interest rate from 6.5 percent to five percent,
lowering the loan facility rates from nine percent to 6.5 percent, the
reserve requirement rate from seven percent to five percent, and
reducing deposit facility rates, fixed at the policy rate and subtracted
from five percent, i.e. zero percent.28 These measures covered economic
activity as a whole but rarely made specific distinctions about different
sectors, including that of housing. No specific measures have been taken
about evictions or slums.

The state is the main guarantor of real estate in the country. It set up the
microcredit system for low-cost housing under the UDP, which produced 5 900
homes in Nouakchott and Nouadhibou over the period 1998-2008.18 The
merger of the Société de construction et de gestion immobilière (SOCOGIM)
and the National Land Development Agency into a company called the National
Society for Land Development, Housing Development and Property Management
(ISKAN) in 2010 contributed to the construction of around 4 900 housing units
through a programme to restructure precarious neighbourhoods in Nouadhibou,
launched in 2001, and the rehousing of 2 500 households as part of the extension
and modernisation project of the town of Kaédi, started in 2009. Following the
same logic, the extension and modernisation project of the town of Rosso,
launched in 2009, is setting up 11 000 lots intended for housing. In Chami, the
construction of a city of 50 housing units is planned.19 The 100 housing project,
funded by Qatar since 2017, for the municipalities of Jadir Al-Mahkan has been
suspended due to political problems.20
Residential housing is dominated by the construction of buildings intended to be
occupied by wealthy owners or rented by expatriates, particularly in the urban
commune of Tevragh Zeina in the suburb of Nouakchott. Informal housing is
made up of “kébbés” and “gazra”. The “kébbés” are informal settlements resulting
from the urban explosion and peri-urbanisation in Nouakchott. The “gazra” are
made up of former “kébbés” legalised by the authorities that can still be found in
urban areas as a result of spontaneous settlement.
Property markets
The majority of the population live in rural areas and on partially registered or
unregistered land in urban areas. Based on the latest information available,21 80
percent of heads of household own their homes. In rural areas, owners represent
96 percent compared to 65 percent in urban areas. Renters are more common
in Dakhlett Nouadhibou (38 percent) and Nouakchott (32 percent). The size of
households is the same regardless of the area of residence (six people per
household).22
There is a cadastre website that provides details on registration services such as
regulations, procedures and fees for transfer of ownership, as well as other relevant
information to the public. It facilitates access to cadastral information and
streamlines legal procedures, including the transfer of title deeds. A computerised
system has been set up by the Ministry of Economy to create more transparency
in the land allocation process. The cadastre keeps information on title deeds.
Homeowners must have a notarised sales contract and certificate of ownership.
The real estate market in Nouakchott offers housing possibilities of varying quality
(apartment buildings, luxury villas) at negotiable prices. In the residential area of
Tevragh Zeina, for example, the housing is of high standard with large stands and
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Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
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Despite the reform efforts of the authorities, its strategic geographical position
and its numerous natural resources, the real estate market suffers from a lack of
confidence on the part of investors. In 2016, 27 075 official deeds were registered
and 27 075 property titles recorded. The rental agreements listed were 38 574.
Provisional title deeds amounted to 500 000. In the Doing Business reports, over
the period 2017-2020, the country went from 160th to 152nd. Registration of
proceedings is 4.5 percent of the property’s value, requiring 49 days and four
proceedings.23
Policy and legislation
In Mauritania, the state determines town planning policy because it is the sole
owner of the land. Using a public private partnership model, it intervenes in the
provision of free housing or the sale of subsidised or non-subsidised housing or
plots through ISKAN. The state also provides non-housing benefits to civil servants,
relocates people, and facilitates the granting of housing credit. Its actions have
also been related to the privatisation, transfer or sale of the public housing stock
to occupying tenants.
In recent years, the policy and regulatory framework for the housing sector has
been improved. The right of ownership is clearly delimited and protected: “any
right of ownership which does not relate directly to a natural or legal person and
which does not result from a legally protected development is non-existent”.24
The traditional ownership by tribes has been abolished. The state appropriated
the land by dispossessing the tribes which had based their right to the land on
custom. This process ended in 1983.
To become an owner, it is necessary to obtain an authorisation to occupy the land
by a hakem (an official personality). This permit is often considered as a property
right, but it has no definitive legal value. It is issued against the price of land and
the cost of demarcation. From that moment, the beneficiary has two years to
build (according to town planning rules) before being able to claim the final title
to the property.
The 1991 Constitution recognises, in its preamble, the intangible guarantee of the
right to property. The policy frameworks and regulations governing the housing
sector are:
n The Land Code (ordinance 83-127 of June 5, 1983) specifies in its first article
that “the land belongs to the nation and any Mauritanian, without
discrimination of any kind, may, by complying with the law, become its owner,
in part” and adds in its second article that “the State recognises and
guarantees private land ownership which must, in accordance with Sharia law,
contribute to the economic and social development of the country”.
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rental and rent-to-own of both housing and land. However, informal housing is
widespread in the outskirts of the capital.
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n Law No. 99-031 (July 20, 1990), amended by Law No. 2005-08 of January
30 2005 and its implementing texts establishes real estate development in
the country.
n The Constitution (1991) specifies in article 15 that the right to property is
guaranteed. However, the law can limit the scope of the exercise of private
property if the demands of the economy and social development so require.
n The Action Plan of the Poverty Reduction Strategy Paper III (PRSP 20112015), supported by the World Bank and the International Monetary Fund
(IMF), aims to improve living conditions by making affordable housing available
and by building urban infrastructure.
The approach focusses on:
n Adopting and implementing a national housing strategy;
n A significant increase in the number of dwellings;
n The promotion of real estate development, with a view to providing a
diversified supply of housing at an affordable cost to households;
n The continuation and extension of the low-cost housing programme Twize
in the main urban areas; and
n The establishment of a housing finance system that takes into account the
needs of households, as well as those real estate developers.
Opportunities
Thanks to the series of reforms undertaken in the country, and with the support
of the Strategy for Accelerated Growth and Shared Prosperity, the state has set
itself the objective of placing Mauritania in 83rd place in the Doing Business ranking
by focusing on areas with strong potential for improvement, such as the payment
of taxes, cross-border trade and the granting of building permits.
Mauritania remains an attractive country because of its mineral resources. The
absence of regulations limiting FDIs is an advantage for real estate investors. A
Higher Council for the Improvement of the Business Climate has been set up to
strengthen the attractiveness of FDIs.25
Opportunities for developing housing finance exist. The increase in the number
of banks in the country could facilitate access to credit for households and increase
housing finance. Commercial banks could also restore refinancing and guarantee
mechanisms and create new products such as housing savings plans, long-term
mortgages and renegotiable mortgage products.
The development of the real estate sector should be built on facilitating access to
housing loans and easing loan conditions. These mechanisms should be aligned
with the recommendations of the World Bank, which propose to establish a loan
collection company and/or a mortgage management company; a mortgage
refinancing fund; and a mortgage loan guarantee fund.26 The country’s rapid
population growth, especially in cities like Nouakchott, means it has a young
population that can provide a workforce.27 With the rural exodus, the demand
for housing is intensifying.
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Websites
Central Bank of Mauritania https://www.bcm.mr/
National Statistics Office http://www.ons.mr/
Official Journal of the Islamic Republic of Mauritania http://www.droit-afrique.com/
National Society for Land Development, Housing Development and Management
http://iskan.gov.mr/

Availability of data on housing finance
Apart from DFIs such as the World Bank and the IMF, the statistics used
come from the National Statistics Office, the Central Bank of Mauritania
and the Ministries.This data is obtained through censuses, surveys, or by
using documents from the public or private sectors.
However, the availability of updated data is a problem. There is a lack of
data and statistics on mortgages (number of mortgage providers,
number of non-performing classified mortgages), construction costs and
labour.
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Mauritius
Sireena Ramparsad

Overview
The island nation of the Republic of Mauritius is situated on the southeast
coast of Africa. It consists of three main islands, Mauritius, Rodrigues and
Agalega, with a combined size of 2 040km2 and a population of 1 266 000 in
July 2020 with zero population growth compared to July 2019.1 Its capital,
Port Louis, is on the main island of Mauritius.
The gross domestic product (GDP) of Mauritius grew 3.6 percent in 2019,
largely driven by the construction and services sectors (banking and
Information and communications technology), a rebound in agriculture, and
the expansion of knowledge intensive services.2 In July 2020, Mauritius was
classified as a high-income country following the World Bank publication of
the updated taxonomy of countries by income groups.3 The annually adjusted
high-income threshold stands at Rs505 514 (US$12 535) at present and the
country’s gross national income (GNI) per capita for 2019 was higher at
Rs513 782 (US$12 740), indicating a 3.5 percent increase from 2018.
Prior to COVID-19, Mauritius was reported as being one of only three
countries in Africa that did not have a housing deficit. However during the
COVID-19 lockdown period informal settlements have been reported with
170 squatters settling in parts of Mauritius on state land. It is not clear how
these informal settlements are to be accommodated other than the Ministry
of Housing and Land Use Planning noting that it intends to revise the criteria
for social housing requests so as to support the most vulnerable. Social
housing delivery is administered by the Housing Division of the Ministry of
Housing and Land Use Planning. The Housing Division is responsible for
formulating strategies and policies for the social housing sector and for
implementing social housing programmes through the National Housing
Development Corporation Ltd. (NHDC).4 The 2020-2021 Budget provides
for the construction of 12 000 houses to be delivered over the next three
years to accelerate housing delivery.
The government is dealing with the COVID-19 pandemic with measures that
include rolling out the Plan de Relance de L’Investissement et de L’Economie,
engaging in major structural reforms, and securing sustainable and inclusive
development. Rs62 billion (US$1.5 billion) has been budgeted for
infrastructure development, of which 19 percent (Rs12billion, US$298 million)
is specifically earmarked for social housing units.

KEY FIGURES
Main urban centres

Port Louis

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

40.33 Mauritian Rupee (MUR)
17.89 Mauritian Rupee (MUR)

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

1 265 711 | 515 980
0.03% | -0.03%
US$11 203
10.0%

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

US$14 180 million
3.55%
0.41%
n/a
8.45%

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

n/a
US$1 123 million
19% | 25 years | 10%
7.92%
21
2 867
571 000 000 MUR
9

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

n/a
n/a
1 265

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

n/a | n/a

7.2%
10.0%
40.0
66 | 0.80

1 250 000 MUR
50m2
4 000 MUR
220 MUR (US$5.46)
Computer - Fully digital
13
5
17 days
0.6%
22.5

n/a | n/a
n/a | n/a
n/a | n/a
n/a

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Bank of Mauritius
[e] Diamond Estates
[f] ORPI Mauritius
[g] MauBank

[h]
[i]
[j]
[k]
[l]
[m]
[n]

MCB Group
National Housing Development Co. Ltd
Lemauricien.com
Competition Commission of Mauritius
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

In addition to dealing with the impacts of COVID-19 on its economy, Mauritius is facing
the ramifications of an oil spill after a fuel-loaded tanker ran aground off its coast on
25 July 2020, leaking over a thousand tonnes of fuel into its waters and damaging its
ocean and marine habitats, which form the country’s primary tourism drawcard. The
tourism sector and its tourism businesses are already reeling from the COVID-19
pandemic, and the damages to the country’s pristine beaches and sensitive marine life
may negatively affect the tourism sector and can lead to further job losses.5
Access to finance
The country’s central bank is the Bank of Mauritius and it derives its mandate from the
Bank of Mauritius Act No.34 of 2004. Its primary objective is to maintain price stability
and promote orderly and balanced economic development.
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The financial sector in Mauritius is well-developed and dominated by banks.
Commercial banks in Mauritius offer a wide range of services, from traditional
banking to more specialised facilities. The Bank of Mauritius regulates banks, nonbank deposit-taking institutions and cash dealers. Other financial corporations fall
under the regulatory guidance of the Financial Services Commission. In June 2019,
20 banks were operating in Mauritius, of which nine were domestic-owned banks,
eight were subsidiaries of foreign-owned banks and there were three branches of
foreign banks. The banking system employed 8 188 people and had a spread of
172 branches in the country, nine counters, 443 automated teller machines (ATMs)
and one mobile van. Fifteen banks offered card-based payment services such as
credit cards and debit cards and 17 banks offered internet banking facilities. Six
banks provided mobile banking services, including payment facilities to their
customers.6
The Monetary Policy Committee of the Bank of Mauritius reduced the key repo
rate by 50 basis points to 2.85 percent in March 2020. In the same month, to
assist Mauritian businesses across all economic sectors affected by COVID-19, the
Bank of Mauritius also introduced a Support Programme with five key measure.7
n Special relief of Rs5 billion (US$124 million): this measure was introduced
through commercial banks to meet cash flow and working capital
requirements of economic operators in all economic sectors directly
impacted by COVID-19, including small and medium enterprises.
n Reduction of cash reserve ratio applicable to commercial banks: with
immediate effect and until further notice, the cash reserve ratio applicable to
commercial banks was reduced from nine percent to eight percent.
n Moratorium on capital repayment for loans: a moratorium of six months for
existing loans for economic operators that are being affected by COVID-19
has been issued.
n Easing of banking guidelines: the Guidelines on Credit Impairment
Measurement and Income Recognition, which have been effective since
January 2020 have been put on hold.
n Issue of two-year Bank of Mauritius 2020 savings bond: as from 23 March
2020, the Bank of Mauritius will issue a bond for an amount of Rs5 billion
(US$124 million). This bond will be issued at par in multiples of Rs25 000
(US$620) to individuals who are residents of Mauritius and up to a maximum
cumulative investment amount of Rs1 000 000 (US$24 797) per investor,
whether singly or jointly, and to locally registered non-governmental
organisations running on a non-profit making basis for the same maximum
investment amount of Rs1 000 000 (US$24 797).
One of the biggest players in the microfinance space is MCB Microfinance Limited,
which was launched in July 2016. By the end of July 2019, MCB Microfinance
Limited had financed 2 867 loans for a total of Rs571 million (US$14.2 million).8
Affordability
Access to affordable housing to either buy or rent for the working and middle
class is difficult, with only 2 357 social housing units being built by the NHDC and
the National Empowerment Foundation (NEF) between 2015 and 2020. The
working and middle class population face challenges around accessing affordable
housing units for purchase or rent.
In 2017, the average monthly household disposable income was Rs36 803
(US$913), with 8.4 percent of households earning less than Rs10 000 (US$248)
and 31.1 percent of households with an income above Rs40 000 (US$992).9
The Ministry implements housing projects targeting families earning an income of
up to Rs30 000 (US$744) through the NHDC, its implementing agency. The type
of housing unit has been reviewed to accommodate at least two bedrooms, one
kitchen, one living room, one toilet and one bathroom. The housing units are sold
to beneficiaries by the NHDC, using a sliding scale according to household
incomes. Household incomes of below Rs10 000 (US$248) require a one-third
payment by beneficiaries with government providing the other two thirds as a
housing subsidy. At the highest end, households earning Rs25 001 (US$620) to
Rs30 000 (US$744) need to make an 85 percent payment and the government
subsidy is for 15 percent.
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COVID-19 response
The first incidence of COVID-19 in Mauritius was confirmed in March
2020. A sanitary lockdown period was imposed by the government,
starting 20 March 2020, which implemented one of the strictest policies
to contain the spread of COVID-19.21 On 30 May 2020, the lockdown
was lifted, although some restrictions were still imposed on certain
activities, in public spaces and public gatherings.22
On 10 March 2020, the Monetary Policy Committee of the Bank of
Mauritius reduced the key repo rate by 50basis points to 2.85 percent.
The COVID-19 (Miscellaneous Provisions) Act of 2020 amended a
series of enactments to address the challenges posed by the pandemic.
It sets out temporary measures the government seeks to implement to
curb the repercussions of the COVID-19 pandemic on different fronts,
particularly in relation to corporate, insolvency, banking, regulatory and
employment issues.
Concerning the real estate sector, Article 30 relates to amendments to
the law governing the rental of property – the Landlord and Tenant Act
– granting a six-month moratorium on payment of rent applicable to
both business and residential premises. It allows those who could not,
or cannot, pay their accrued rent during the sanitary curfew period, until
the end of August 2020, to do so through a rescheduling formula to be
mutually agreed between tenant and owner. Unpaid rent between
March and August 2020 may be staggered between September 2020
and December 2021 in instalments. Such an arrangement will therefore
not constitute a violation of the rental contract between the tenant and
the owner. No eviction order will therefore be authorised for unpaid
rent during the moratorium period.

The government has established a special programme to subsidise the purchase
of housing units and serviced lots through subsidised loans from the Mauritius
Housing Company which increases affordability.
Housing supply
The 2011 Housing and Population Report indicates that there were 358 930
housing units in Mauritius, of which 209 025 (58 percent) were rural and 149 905
(42 percent) urban. Of these housing units, 99 percent had access to electricity
and 94 percent had access to water inside their homes. The majority of the
housing units (92 percent) are durable, with concrete walls and roofs with only
four percent of units with iron or tin walls or roofs. Approximately six percent of
housing units were also recorded as being substandard due to the lack of electricity
(1 700 housing units), lack of piped water (1 400 housing units), or lack of a toilet
(600 housing units). It was further reported that 99 percent of housing units were
privately owned, of which only 12 percent were mortgaged and 78 percent were
non-mortgaged. Eight percent of households were rented. The average household
size was 3.7 in 2011.10
Between 2015 and 2020, only 2 221 and 136 social housing units had been built
by the NHDC and NEF, respectively. By June 2020, 154 houses were to be handed
over to beneficiaries. As part of ongoing projects, an additional 278 houses were
to be delivered in Calebasses, Montagne Longue, Camp Fouquereaux and Baie
du Tombeaux. Before the end of 2020, 678 homes are anticipated to be handed
over to beneficiaries, 1 717 in 2021 and 1 427 in 2022.12 Despite the current
efforts towards housing delivery in Mauritius, there are still 18 000 applicants
waiting for social housing at the NHDC and the NEF,13 an indication that the
delivery of housing is slow to meet the demand for social housing.
The need to accelerate housing delivery was highlighted by the Minister of Housing
and Land Use Planning during budget discussions for the 2020-2021 financial year,
indicating that “it is time for the implementation of bold measures in order to
guarantee equal access to decent housing for all and to tackle inequalities”.14
The government encourages self-help construction through the Roof Slab Grant
Scheme. This is particularly directed at low income households, when a first-time
owner earns up to Rs8 500 (US$211) and already owns a plot of land and is
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Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

PPP$48 212
PPP$37 521

Population:

1 265 711

Urbanisation rate:

-0.03%

Cost of cheapest
newly built house:

1 250 000 MUR

House price PPP$:

PPP$69 853

Urban households
that could afford this
house with ﬁnance:

78.44%

1 PPP$:

17.89
Mauritian rupee

PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
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Property markets
The Mauritian government encourages and supports investment in the property
market through its Property Development Scheme incentive, which allows the
development of a mix of residences for sale to non-citizens, citizens and members
of the Mauritian Diaspora. The Property Development Scheme provides for the
development of luxurious residential units, on freehold land of an extent of at
least 0.4220 hectares (1 arpent) but not exceeding 21.105 hectares (50 arpents);
the development of at least six residential properties of high standing; high-quality
public spaces that help promote social interaction and a sense of community; highclass leisure, commercial amenities and facilities intended to enhance the residential
units; day-to-day management services to residents including security, maintenance,
gardening, solid waste disposal and household services; and social contribution in
terms of social amenities, community development and other facilities for the
benefit of the community.15
Mauritius also has property tax exemptions.16 The exemption from registration
duty on acquisition of newly-built dwellings was extended by two years for a
threshold value of Rs7 million (US$173 576); the exemption from land transfer
tax to a promoter undertaking construction of projects under the house estate
scheme was extended to exempt residential units of up to Rs 7 million
(US$173 576); and the first-time buyer registration duty exemption was extended
to cover inherited land area of less than 20 perches.
According to the Numbeo website,17 to rent a one-bedroom apartment in the
city centre of Port Louis is approximately Rs14 034 (US$348) and Rs6 412
(US$159) outside of the city centre. In addition, the price per square metre to
buy an apartment in the city centre is Rs34 037 (US$844) and Rs47 910
(US$1 188) outside the city centre.
Policy and legislation
The Government has recently made changes to its concessions for foreign
nationals, making it more attractive and affordable to work and/or retire in
Mauritius and to also purchase property. In June 2020, the government made
changes to its investment thresholds; the extension of work, residence, retirement
permits; and property acquisition options. Previously foreign nationals were
required to invest Rs20 164 116 (US$500 000) in property, this has now been
reduced to Rs 15 123 087 (US$375 000). The three-year permit for foreign
retirees has now been extended to 10 years, with the requirement that the
individual earns a recurring income of Rs 60 492 (US$1 500) per month on
average. In addition, permanent residence and work permits have been combined
into a single permit and extended from 10 years to 20 years.18
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having difficulty constructing a concrete housing unit. These families are financially
assisted through a grant scheme either for the casting of roof slabs to complete
their construction or for the purchase of building materials to start construction.
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The Ministry of Housing and Land Use Planning administers the policies and
legislation for the housing sector. The Cadastral Survey Act No. 22 of 2011
provides for the maintenance and updating of a digital cadastral database, the
conduct of land surveying and related matters. The Land Acquisition Act of 1973
provides for the compulsory acquisition of land and the compensation of losses
resulting from such acquisition. The Land (Duties and Taxes) Act No. 46 of 1984
imposes levies and duties for immovable property and provides for matters
relating to taxation of land such as valuation and registration. The Landlord and
Tenant Act No. 6 of 1999 provides rules relative to the relationship and contractual
agreement between landlord and tenant and makes provision for other matters
including resolution of disputes and the control of rent.19
Two legislative amendments were brought to the Landlord and Tenant Act and
the Pouce Stream (Authorised Construction) Act No. 32 of 1992 in the 20172018 financial years. The Landlord and Tenant (Amendment) Act was enacted
and came into operation in December 2018 to provide for an extension of the
moratorium period, after which business lettings would be liberalised, of a further
period of three years up to 31 December 2020 with a view to helping small
businesses, which are vulnerable and are experiencing difficulties. The Pouce
Stream (Authorised Construction) Act was amended in April 2018 to provide for
the construction of a cantilevered multi-storey building over part of the Pouce
Stream by Caudan Development Ltd.
The government is the lead driver for social housing delivery in Mauritius; however,
private sector participation is encouraged in this space through various publicprivate partnership projects. The Finance Act of 2009 makes it mandatory for
companies to devote two percent of their book profits to corporate social
responsibility activities, funds that can be used for approved programmes and can
include social or subsidised housing.20
Opportunities
The COVID-19 pandemic has stressed the importance of housing and shelter as
a means of protection, not only against natural elements, but also diseases, and
that adequate housing is a means to reduce the spread of exposure to the virus.
To understand housing markets, it is crucial that housing and housing financerelated data are tracked so that appropriate, cost-effective housing units (for rental
or purchase) can be delivered together with appropriate, accessible financial
services for the end user to either purchase or build. Opportunity lies in the
country providing housing-related data that will enable government, the private
sector and even other financial institutions to best gauge appropriate and
accessible housing products as well as financial services for the vulnerable, working
class.
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Websites
Bank of Mauritius https://www.bom.mu
Construction Industry Development Board https://www.cidb.mu
Estate Agents Association https://www.eaa-mauritius.com
Financial Services Commission https://www.fscmauritius.org
Government of Mauritius http://gis.gov.mu
Mauritius Banking Association http://www.mba.mu
Mauritius Housing Company Ltd http://www.mhc.mu
Ministry Housing and Lands http://www.housing.govmu.org
Ministry of Finance and Economic Development http://mof.govmu.org
National Empowerment Fund http://www.nef.mu
National Housing Development Company Ltd https://www.nhdcmauritius.com
Statistics Mauritius http://statsmauritius.govmu.org/
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Availability of data on housing finance
Statistics Mauritius is the official organisation responsible for the
collection, compilation, analysis and dissemination of official statistical
data relating to the economic and social activities of the country.
Data related to the financial sector (i.e. banking and balance of payment
statistics) falls under the responsibility of the Bank of Mauritius.
The Ministry of Housing and Land Use Planning provides data on
housing and national surveys when they are conducted, as and when
available. Overall, data that is particularly relevant to the housing sector
in Mauritius is limited.
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Morocco
Jean David Anet

Overview
The Kingdom of Morocco is a North African country with a diversified and
prosperous economy, ranking 53rd among the most attractive countries in
which to do business.1 The Moroccan Dirham is its currency. Gross national
income per capita increased from US$1 390 in 2000 to US$3 090 in 2018.
Despite this increase, Morocco is considered a lower middle income country.2
The growth rate in 2019 was 2.3 percent compared to 3.1 percent in 2018
due to an unfavourable external environment and poor agricultural
production, despite low inflation of 0.2 percent compared to 1.6 per cent in
2018.3 Since January 2018, Morocco has opted for a more flexible exchange
rate regime. The central bank continues to set the price of the dirham on
the basis of the euro at 60 percent and the dollar at 40 percent, with an
increased margin of flexibility. In 2019, the average exchange rate was
MAD9.65 to the dollar.4 The average annual increase in gross domestic
product (GDP) over the decade per inhabitant was 2.3 percent, compared
to 3.4 percent in the previous decade.5
The population of Morocco is 36 016 257,6 with a poverty rate of 15.5
percent.7 The housing deficit for 2018 was estimated at around 400 000, a
vast improvement compared to 800 000 units in 2012.8 This high rate of
poverty implies various problems. Affordable housing is the main source of
concern for households and as such an important issue for the government.
The lack of access to affordable housing is caused by a shortage in the supply
of social housing by government and the exorbitant cost of housing produced
by property developers, resulting in a housing gap between what is being
provided and what households can afford.
The COVID-19 pandemic has exacerbated the problems in this sector. In
response, the government has created a special COVID-19 emergency fund
to help families in the informal sector by providing between MAD800 and
MAD1 200 (US$82 and US$124) as well as a freeze on water and electricity
bills9 for these households.
The central bank has adopted a number of measures to support access to
credit, such as reducing its key interest rate by 25 basis points to two percent
and introducing a mechanism that will triple banks’ refinancing capacity with
the central bank. It also called on credit institutions to suspend, until further

KEY FIGURES
Main urban centres

Casablanca, FesSale, Rabat

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

9.71 Moroccan Dirham (MAD)
4.20 Moroccan Dirham (MAD)

Total population [b] | Urban population [b]
Population growth rate [b] | Urbanisation rate [b]
GDP per capita (Current US$) [b]
Percentage of population below national poverty line (2017) [b]
Unemployment rate (% of total labour force, national estimate)
(2019) [b]
Proportion of adult population that borrowed formally (2017) [b]
Gini coefﬁcient (2013) [b]
HDI country ranking (2018) [c] | HDI country score (2018) [c]

36 471 769 | 22 975 026
1.22% | 2.08%
US$3 204
31.0%

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate [b]
Yield on 10-year government bonds
Lending interest rate (2017) [d]

US$118 725 million
2.30%
0.20%
n/a
6.84%

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

67 332
US$2 711 million
4.45% | 20 years | 30%
2.28%
24
n/a
7 500 000 000 MAD
12

Total number of formal residential dwellings in the country
Total number of residential properties with a title deed (2019) [e]
Number of formal housing units built in this year (2016) [f]
Price of the cheapest, newly built house by a formal developer or
contractor in an urban area in local currency units [g]
Size of cheapest, newly built house by a formal developer or contractor
in an urban area [g]
Typical monthly rental for the cheapest, newly built house [g]
Cost of standard 50kg bag of cement in local currency units [h]
Type of deeds registry: digital, scanned or paper [i]
World Bank Ease of Doing Business index rank [i]
Number of procedures to register property [i]
Time to register property [i]
Cost to register property as share of property price [i]
World Bank DBI Quality of Land Administration index score (0-30) [i]

n/a
210 125
315 085

Percentage of women who own a house alone: Total | Urban
Percentage of households with basic sanitation services:
Total | Urban (2003) [j]
Percentage of households with no electricity: Total | Urban (2003) [j]
Percentage of households with 3+ persons per sleeping room:
Total | Urban [j]
Percentage of urban population living in slums (2018) [k]

n/a | n/a

15.1%
2.6%
39.5
121 | 0.68

640 000 MAD
84m2
4 000 MAD
74 MAD (US$7.62)
Computer - Scanner
53
6
20 days
6.4%
17.0

75.4% | 89.5%
21.8% | 5.3%
n/a | n/a
9.2%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Central Bank of Morocco
[e] Ministry of National Planning, Urban Planning,
Housing and Urban Policy

[f]
[g]
[h]
[i]
[j]
[k]

Department of Housing and City Policy
Mubawab.ma
Medias24.com
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

notice, all dividend distributions for the 2019 financial year in order to cope with the
effects of the crisis and preserve their capacity to provide funding in these exceptional
circumstances.
Access to finance
The Moroccan banking system comprises 90 credit institutions and similar organisations,
including 12 microcredit associations (compared to 13 in 2018) and 19 payment
institutions. In Morocco, the 24 banks that are fully dedicated to granting bank credit
have a network of 6 539 branches with 7 613 automated teller machines (ATMs).
Abroad, there are more than 48 subsidiaries and 15 branches with around 1 523 points
of sale.10
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The structure of the banks’ total assets has not changed significantly compared to
previous years. Loans and advances to customers continue to account for a large
share, namely 59.4 percent compared with 59.5 percent a year earlier. Loans to
credit institutions fell by 0.5 basis points to 13.1 percent. Conversely, the share of
the securities portfolio increased by 0.8 basis points to 21.8 percent and the share
of foreign currency banking assets increased by 0.6 basis points to 8.5 percent, of
which almost four percent is held by non-residents.11
Despite a 6.8 percent delinquency rate,12 and after a three percent decline in
2018, outstanding housing finance contracted by 3.5 percent to nearly MAD26.3
billion (US$2 708 781 229). Household bank debt increased by 5.1 percent to
MAD358 600 million (US$36 934 180 562), up from 5.7 percent in 2018.
Of this total, Mourabaha real estate financing amounts to MAD5 700 000 000
(US$587 074 259).13 This is financing whereby a client who has chosen a property
contacts a participatory bank to apply for a loan. The bank buys this property
and resells to the client for a pre-determined margin. The client will then pay
monthly instalments over 25 years with the notary fees financed by the bank. A
deposit of between five and 10 percent of the total value of the property is
required. However, this advance is returned at the end of the transaction.
Compared to many countries on the continent, the Moroccan housing finance
market is advanced. Between 2018 and 2019, the number of loan beneficiaries
decreased from 68 495 to 67 332 clients, which is explained by a 35 percent
decrease in state-sponsored loans. An 11 percent increase in free loans was also
granted by banks. The average amount of credit in 2019 was MAD391 000
(US$40 271), down MAD7 000 (US$721) from 2018. The average interest rate
for housing loans was 4.45 percent. The share of loans with an interest rate below
six percent increased by two basis points at the expense of those with higher
rates.14
Partnerships between banks and government provide greater access to housing
finance for middle and low income families. For the financing of social housing,
the Guarantee Fund for Irregular and Modest Income covered loans granted by
credit institutions to 180 449 households for an amount of MAD28 390 000 000
(US$2 924 041 791), while the Guarantee Fund for Housing Loans for Public
Sector Employees covered 50 869 households for an amount of
MAD14 510 000 000 (US$1 494 464 473).15
The sector is also financed through the Casablanca Stock Exchange, which in 2019
achieved a net income of about MAD36 000 000 (US$3 707 837), an increase of
166 percent.16
In response to the COVID-19 health crisis, the government has taken measures
to stimulate the economy through the Amending Finance Bill (PLFR) that provides
for a 50 percent reduction in registration fees for the acquisition of residential
property and the dematerialisation of building permits.
Affordability
There are wage inequalities in Morocco between the public and private sectors
and between rural and urban areas. The average wage is around MAD5 188
(US$534) in the private sector and MAD7 549 (US$778) in the public sector for
urban areas, while in rural areas the average wage for farmers is MAD3 028
(US$311).17 These wages increased on average between 2018 and 2019 by
1.5 percent for the private sector and 4.3 percent for the public sector.18
In Casablanca, implementation of the new common reference framework for
property prices has made it possible to bring prices more in line with reality. For
example, the new benchmark applies a 20 percent discount on new flats and
30 percent on old ones. With these discounts, the lowest prices for a square
metre in the area are MAD12 800 (US$1 318) and MAD11 200 (US$1 154).
Considering these figures, it seems impossible for households to become
homeowners.19 Many households therefore opt for renting. With MAD1 800
(US$185) a household can live in a flat of about 80m2.
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COVID-19 response
A four-month lockdown was instituted in Morocco. The central bank
reduced the policy rate by 25 basis points to two percent to support
economic activity. No moratorium on housing evictions was instituted,
however, a moratorium on evictions for lack of administrative papers
has been put in place. The government has granted aid of between
MAD800 (US$82) and MAD1 200 (US$124) to about 4.3 million
families in the informal sector, as well as a freeze on the payments of
water and electricity bills.

The government has put in place several social programmes to ensure that all
households have affordable housing. The first is a housing programme of
MAD140 000 (US$14 419) for a living area of between 50m2 and 60m2. This
programme targets artisans, agents working in the communes, and households
with incomes below two minimum wages. Between June 2008 and June 2020,
28 053 dwellings received the certificate of conformity.20
The second programme of MAD250 000 (US$25 749) targets households that
do not own a dwelling or households using the dwelling as their principal dwelling
for a period of four years. Between June 2010 and June 2020, 488 443 dwellings
received the certificate of conformity.21
Housing supply
Morocco has several types of housing. These dwellings are divided between urban
and rural areas. More than 50 percent of households in urban areas and almost
85 percent of households in rural areas own their home, while less than six percent
in rural areas and 30 percent in urban areas are tenants.22 The Moroccan-style of
housing that was used in the past tends to be declining in favour of modern
buildings and construction.
In 2019, 44 286 building permits were granted throughout the country for a total
of 115 945 dwellings.23 However, these figures remain insufficient in view of the
high demand.
To promote access to the maximum number of households, the government has
initiated several social and middle class housing programmes. These include
housing for MAD140 000 (US$14 419) and MAD250 000 (US$25 748). The
construction of this housing is carried out in partnership with the private sector
through the signing of agreements. Between 2008 and June 2020, a total of
75 agreements had been signed for 38 099 housing units at MAD140 000
(US$15 147) and 1 324 agreements for the production of 1 895 330 housing
units at MAD250 000 (US$27 048). These latter figures cover the period from
2010 to June 2020.24
The government has also launched other major projects, such as an Eco-city in
Casablanca, which will have 58 000 housing units and accommodate 300 000
inhabitants. This programme is in its marketing phase.
Property markets
Morocco has set up the National Agency for Land Conservation, Land Registration
and Cartography. Its role is, among other things, to register land ownership and
draw up cadastral maps within the framework of registration. Requesting a
certificate of ownership or ensuring the authenticity of the documents delivered
are some of the services provided by this online agency. Several forms, such as
the request for a duplicate land title, can also be done online.
According to the Doing Business 2020 report, managing a building permit in
Morocco takes about 58 days, and costs 3.3 percent of the value of the property
to be built after completing a total of 12 procedures.25
In 2018, the agency carried out 847 500 registrations, including 361 400 real estate
transactions, 167 500 mortgages and 318 600 other registrations. On average, it
issues 350 000 land titles, 1 480 000 certificates and takes on three million clients
annually. In 2019, it processed 1 690 039 real estate transactions.26
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The crisis has affected several sectors of the economy but the property market
seems to remain unaffected. A large proportion of households are already
homeowners, so there is no pressure to sell. Moreover, real estate remains a safe
haven for many households, so the price trend is not really downward.
Policy and legislation
Access to affordable housing is a priority for the Moroccan government. It
intervenes directly on the market through the Société Nationale Immobilière du
Maroc (Moroccan National Real Estate Agency) but also indirectly through the
signing of agreements and partnerships with private sector companies, whether
banks or property developers in framing of several programmes.
For banks, it acts through the central bank. The change in its key interest rate
directly affects the change in the lending rate, thus the possibility for a household
to become a homeowner.
For property developers, tax benefits and other reduced registration fees are
intended to provide better access to housing. However, the vast majority of
developers argue that these measures remain insufficient.
From a legislative point of view, the House of Representatives ratified a new law
in 2017 on lease and rental in Morocco. This law makes it compulsory to establish
a lease contract between owner and tenant.
In response to the COVID-19 crisis, the government introduced the PLFR
amending finance bill for the housing sector. This Bill provides for several measures
to boost the sector. The aim is to restore buyers’ confidence and encourage
investors to maintain their programmes by giving them greater visibility. The tax
measures include extending the deadline for construction programme agreements
by six months, reducing registration fees for residential property acquisitions by
50 percent, and postponing certain deadlines or dematerialising authorisations
issued by urban agencies.28 Unfortunately, some people believe that these
measures will not have a significant impact on stimulating real estate, as they tend
to affect production and have little effect on costs.
The Ministry of Urban Planning and Housing has also taken measures, such as
speeding up the process of launching calls for tenders via private operators, to
save time and be able to resume work quickly. It also invited the urban agencies
to re-examine the authorisation applications that had not received the green light
from the relevant commission.29
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The real estate sector includes both formal and informal real estate agents. The
average salary was MAD2 368 (US$244) in August 2019,27 suggesting that the
majority of Moroccans can buy social housing for MAD140 000 (US$14 425). For
households not able to buy a property, renting differs according to the housing
area and the type of property. For example, renting a flat in Casablanca, the
country’s main city, costs at least MAD1 800 (US$185).
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Source: https://www.cgidd.com/ (2020)

Opportunities
The Moroccan real estate sector is full of opportunities. The Moroccan population
is young, with 47 percent of the population between 15 and 44 years of age.30
The state must continue its efforts to develop an enabling environment for lowcost housing. This can be achieved, for example, through land reform and reducing
the tax burden. It has also begun to respond to certain demands through the
Directorate General of Taxes, which has suspended the reference framework for
property prices throughout the country. This request had been made for many
years by stakeholders and will enable the market to set prices solely on the basis
of supply and demand.
The state has also initiated a new approach to stability in the real estate sector
based on greater fiscal visibility for the period 2010-2020. In particular, it has listed
a number of avenues and elements for reflection on the sector up to 2020. This
involves better segmentation of demand and development of the residential real
estate strategy for 2020.
The government launched a study in October 2019 to produce a joint proposal
for a new housing programme adapted to the Moroccan context. This programme
also aims to define new types of support to enable the continuation of housing
programmes agreed with the state after their expiry in 2020. The purpose of this
study is to draw up an inventory of public aid, assess its scope, propose measures
to improve its effectiveness, particularly with the end of the tax incentive scheme
by 2020, and finally to enable the implementation of the new measures to be
proposed for 2021.

Availability of data on housing finance
Obtaining data on housing finance in Morocco is relatively easy. Most
of the available data is up-to-date.
The central bank (AL-Maghrib) collects data on both the banking sector
and the economy in general. The bank’s data is annual, available online
and publicly available www.bkam.ma.
The Office of the High Commissioner for Planning is the body
responsible for the production, analysis and publication of official statistics
in Morocco. It collects data at regular intervals and this varies according
to the type of data. These are publically available on its website.
The Ministry of National Land Use Planning, Urban Planning, Housing
and Urban Policy is responsible for implementing policy defined by the
government for housing and the city. Data collection is not as frequent
as that of the central bank, but it is accessible free of charge
www.mhpv.gov.ma.
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Websites
The Central Bank of Morocco (Banque Al-Maghrib) www.bkam.ma
High Commission for Planning www.hcp.ma
The Ministry of National Land Use Planning, Urban Planning, Housing and Urban
Policy www.mhpv.gov.ma
National Agency for Land Conservation, Land Registration and Cartography
www.ancfcc.gov.ma
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Mozambique
Domingos Machava

Overview
Mozambique is a developing country located in Southern Africa with a
population of approximately 30 million1 of which more than 50 percent2 live
below the poverty line. The government housing policy is focused on
providing better and affordable housing solutions to the lower income
population, however, government struggles to meet its objectives due to the
high costs involved. More than 90 percent of the population is categorised
as low income and, as a result, do not have access to housing loans.3 Only
the middle and high income households, which account for approximately
five percent4 of the population, can afford housing loans. The majority of
families build their own houses incrementally, and this is always dependant
on financial availability.5 Approximately 80 percent of the houses in
Mozambique are self-built.6 These houses are built with low quality materials,
particularly in the rural areas and near cities, and as a result, the houses are
more vulnerable to natural disasters that constantly plague the country.
To change this scenario the Government launched, in March 2020, a new
housing project called Renascer (Reborn), focusing on the low income
segment. The goal of the project is to build 300 houses in rural and urban
areas of Maputo, Nampula and Cabo-Delgado provinces.7 Other provinces
may be included at a later stage. However, even with this initiative, there is
still a lot to be done to provide affordable housing to the lower income
population. In addition, due to the impact of cyclones Idai and Kenneth, in
2019, causing massive destruction in central and northern Mozambique,
several housing projects are being developed in those areas to help the
severely affected population.
Over the past four years, the Mozambican economy has not had satisfactory
growth when compared to 2015, when the annual growth rate was at eight
percent, mainly driven by the exploitation of natural resources, specifically
natural gas and mineral coal. Between 2016 and 2019, the annual growth
rate was three percent a year,8 which was one of the lowest ever recorded.
It shows that Mozambique went from relatively high economic growth to a
low economic growth rate. With the impact of COVID-19, the Central Bank
(Bank of Mozambique) expects an annual growth rate of under 2.2 percent
(registered in 2019)9 but does expect a recovery from 2021. To reduce the
impact of the pandemic on the economy, and also to maintain control over
consumer prices, the Central Bank adjusted the policy rate and the prime
rate in line with the economic outlook and inflation. The current rates are

KEY FIGURES
Main urban centres

Maputo, Beira, Nampula

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

70.07 Mozambican Metical (MZN)
22.52 Mozambican Metical (MZN)

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

30 366 036 | 11 092 106
2.91% | 4.40%
US$492
46.1%

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

US$14 934 million
2.22%
2.78%
n/a
15.9%

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

600
n/a
20% | 20 years | 20%
n/a
17
n/a
n/a
8

Total number of formal residential dwellings in the country (2017) [l]
Total number of residential properties with a title deed [f]
Number of formal housing units built in this year [g]
Price of the cheapest, newly built house by a formal developer or
contractor in an urban area in local currency units [h]
Size of cheapest, newly built house by a formal developer or
contractor in an urban area [h]
Typical monthly rental for the cheapest, newly built house [h]
Cost of standard 50kg bag of cement in local currency units
Type of deeds registry: digital, scanned or paper [i]
World Bank Ease of Doing Business index rank [i]
Number of procedures to register property [i]
Time to register property [i]
Cost to register property as share of property price [i]
World Bank DBI Quality of Land Administration index score (0-30) [i]

4 892 212
477 786
4 017

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

25.0%
5.0%
45.70
180 | 0.45

2 659 000 MZN
60m2
25 000 MZN
450 MZN (US$6.42)
Computer/ScannedPaper
138
8
43 days
5.0%
7.50
n/a | n/a
32.2% | 57.3%
72.1% | 30.9%
32.6% | 23.1%
77.2%

NB: Figures are for 2020 unless stated otherwise.

Member organisation of African Union for Housing Finance (AUHF):
Genius Investment, Ida
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] de Credito de Mozabanco
[e] Central Bank of Mozambique
[f] Presidency of the Republic of Mozambique

[g]
[h]
[i]
[j]
[k]
[l]

FFH (Fund for Housing Promotion)
Grupo Mondego, SA
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)
National Bureau of Statistics

10.25 and 15.9 percent respectively.10 Inflation is expected to remain at a single digit
for 2020 and 2021.11
The Central Bank also made a line of credit of US$500 million available to commercial
banks to reduce the impact of the pandemic. In addition, it also reduced the
commercial banks statutory reserves for default loans.12 Through the National
Investment Bank (BNI), the Government launched the BNI COVID-19, a funding
program with preferential rates for small and medium enterprises affected by the
pandemic. The interest rates vary from five to 12 percent and are lower than
commercial bank rates of 18 to 21 percent.13
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In northern Mozambique (Cabo Delgado), terrorist attacks continue to severely
impact the population. In many districts, houses have been burned, and people
beheaded and abducted. This has resulted in destruction and displacement.14
Over the past two years, the attacks have resulted in the deaths of at least 700
people and caused a humanitarian crisis impacting 211 000 people.15 This scenario
accentuates the housing deficit in the country.
Access to finance
Currently Mozambique has 19 banks, nine microbanks, eight credit cooperatives,
three electronic money institutions, one financial lease institution and one
investment company. Most of the companies are based in Maputo, with branches
in almost all provinces.16 Despite the significant number of banks, the market
share is concentrated. The Central Bank data from June 2020 shows that the
Mozambique International Bank (BIM), Commercial and Investment Bank (BCI)
and Standard Bank have a combined share of 66 percent.
Despite the expansion of financial services and the number of banks operating in
the country, financial inclusion remains a challenge. Data from the 2019 FinScope
Consumer Survey shows that 79 percent of the population does not have a bank
account and, among them, 22 percent have access to financial services through
non-banking mechanisms, 11 percent rely on informal mechanisms and 46 percent
are completely excluded.17
Most of the banks have a housing credit line, which includes the options of
purchase, rehabilitation and construction. Central Bank data shows that, despite
the impact of the pandemic on the economy, the amount of housing credit
reduced by only one percent between the first half of 2019 and the same period
in 2020, from MT50 210 793 (US$709 994) to MT49 829 754 (US$704 606).18
Disaggregated data on credit for construction, purchase or rehabilitation of housing
is not available.
Most of the housing credit benefits middle and high income groups, mostly made
up of government and bank employees that have easier access to finance than
the lower income segment. Mortgages are typically long-term with maturity of
12 to 25 years. For most commercial banks operating in the country, access to
housing finance requires a minimum guarantee of 100 percent and a loan-to-value
ratio of not more than 100 percent.19 Banks generally don’t provide housing
finance without a mortgage, unless there are other guarantees with a minimum
cover of 100 to 110 percent20 such as term deposits, bonds or others. Moreover,
the client must have a down payment of 10 to 30 percent.

COVID-19 response
n On 30 March 2020, Mozambique declared a State of Emergency
for 30 days as part of a series of measures to contain the pandemic
and extended the period several times. A lockdown was not
enacted.
n On 20 August 2020, the Central Bank reduced the policy interest
rate from 11.25 to 10.25 percent.
n The Central Bank also made a line of credit of US$500 million
available to commercial banks to reduce the impact of the
pandemic. In addition, it also reduced the commercial banks
statutory reserves for default loans.57
n Through the National Investment Bank (BNI), the Government
launched the BNI COVID-19, a funding program with preferential
rates for small and medium enterprises affected by the pandemic.
n The Government reduced water and electricity tariffs by 10 percent
and suspended value-added tax (VAT) on products such as soap,
sugar and cooking oil.
n The municipal councils and districts removed all informal vendors
from public roads and streets and relocated them to restructured
formal markets.

With the pandemic, there has been increasing loan defaults, several activities were
interrupted, wage reductions and an increase in unemployment.25 To cope with
the impact of the pandemic and avoid defaults, banks have been renegotiating
debts with clients, granting a grace period of three to six months, extending loan
term periods and reducing interest rates.26 In addition, the Central Bank has made
available a line of credit to help commercial banks.
Affordability
In Mozambique, providing housing to the low income population is part of the
fundamental housing policy strategy. However, in reality, most of the population is
excluded due to high costs and strict requirements to access finance.27 There is
no housing market platform where financiers, promoters, builders, brokers and
clients meet and interact.28

The normal interest rates for housing loans varies from 16 to 23 percent. These
high rates from commercial banks on housing loans are linked to an inherent
market risk21 and therefore the banks proceed with caution. In 2017, housing
finance was only 2.97 percent of the total loan book and approximately one
percent of gross domestic product (GDP).22

Real estate activities are concentrated in the capital, and housing is mostly available
to middle and high income households. Those with formal employment and
income that qualify for banking loans opt for short term loans capped at
MT1 500 000 (US$21 210), and up to a five year term, with an interest rate of
16 to 27 percent. Despite the amount being enough to build a modest house,
very few people have the capacity to pay for such a loan, in addition to the fact
that loan payments cannot be higher than 30 percent of the borrower or
household income.

The country has limited options for housing loans, and the Fund for Housing
Promotion (Fundo de Fomento a Habitação - FFH) is the only government
institution that promotes housing solutions for the low income segment. The
microbanks and microfinance institutions have higher rates than commercial banks.
Overall, the loan amounts are low and mainly channelled to rehabilitation or
construction of houses and require other guarantees apart from the house, with
a maturity of six months to three years. Most of the low income population do
not have access to finance due to the absence of assets and property in their
name to be used as collateral, in addition to the absence of steady, long term
employment contracts.

The 2019 FinScope Consumer Survey showed that most of the adult population
(52 percent) had a monthly income below MT5 000 (US$80) which does not
cater for all the basic needs such as food, health, education and housing. The
Survey also stated that 19 percent of the adult population worked in agriculture,29
which is the sector with the lowest minimum wage, at MT4 390 (US$62)
compared to MT12 760 (US$181) in banking and insurance. This year, in the
context of COVID-19, minimum wages were not revised,30 however, the
Government decided to reduce water and electricity tariffs by 10 percent and
suspended value added tax (VAT) on basic products such as soap, sugar and
cooking oil to mitigate the impact of COVID-19 on low income households.31

The 2019 KPMG survey noted that, as at December 2018, the credit default in
the entire banking system was approximately seven percent.23 The Central Bank
stated that the real estate sector has an impact on the quality of banking assets
and general financial stability, given that a part of the credit default is linked to real
estate, under the assumption that a part of the funds are intended for housing
and other durable assets. The housing market has proven to be a key element
when measuring costs of potential credit defaults in the financial sector.24

Most houses are built incrementally, and approximately 80 percent are self-built.32
Construction labour costs in the metropolitan area of Maputo are MT180
(US$2.5) per m2 and the construction cost is MT19 500 (US$275).33 Recently,
construction costs have increased significantly due to the pandemic, considering
that most of the construction materials are imported. Data from 2000 showed
that 60 percent of construction materials were imported.34 Updated information
was unattainable, however, the cost of imported construction material remains
high. In line with the Constitution, which grants the right to housing,35 and due to
the absence of projects that provide housing for the low income segment, the
Government is preparing tax benefits for importing housing construction
materials.36
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The “Habita” program started in 2019 to ensure decent housing solutions to
Mozambican households and together with the FFH program aims to build 44 265
houses by 2024, of which 60 percent is to be allocated to the low income segment
that earns between MT4 266 (US$60) and MT21 333 (US$301)40 a month. As
part of the same program, the Minister of Public Infrastructure, Housing and Water
Resources, Joao Machatine, recently launched, in Maputo province, district of
Manhiça, the “Renascer” project with the objective of building 300 houses for the
low income segment in rural and urban areas of Maputo, Nampula and CaboDelgado provinces.41 The project is estimated at MT240 million (US$3.3 million).42
The project targets government employees and young people in early career
stages, and the houses will be built on the land of the beneficiaries, followed by a
monthly payment of between MT1 500 (US$21) and MT2 800 (US$40) a month,
for 20 years without any interest.43 The project is being implemented in
partnership with the city councils and a few districts, and the first 34 houses will
be delivered in October 2020 in Maputo.44 Meanwhile in Beira, the Mayor is
developing a project with the aim of building 25 000 houses in Maraza, on a 400
hectare plot. The Dutch government funded the project with €200 000,45 set to
be used on land embankment and infrastructure. The construction will be carried
out by the private sector, who will invest in affordable housing models for low
income households. In Beira, housing developer, Casa Real has leveraged its
partnerships with its investor Reall, the Dutch government, and the Beira Municipal
Council to deliver affordable and resilient housing.46 The developer intends to
complete a 200-house scheme in its pilot phase.
Property market
The Mozambican housing market is limited and real estate offers are not
compatible with the income of most households, making it extremely difficult to
access housing markets.47 Most of the real estate activities are in Maputo, and in
prime areas, mainly in the Marginal Av., expanding to the metropolitan area. The
Unique Service Counter (Balcão de Atendimento Único – BAU), an entity under
the Ministry of Industry and Commerce, has 850 registered companies (real estate
agents), all in Maputo. This number represents 96 percent of all country agents.48
In Mozambique, all land belongs to the Government, therefore, it cannot be sold,
pledged, or mortgaged against.49 Access to land is granted through an official

1 000

Urban

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

Housing supply
Apart from the FFH, created in 1995 with the objective to make housing affordable
for all social segments, there are few legally established housing providers. There
are public private partnerships dedicated to the construction of houses, and agents
that undertake selling and rental processes, however, most households rely on selfconstruction. The general population census of 2017 stated that 90 percent of
the population owned a house, and only 5.6 percent lived in rental housing.37 The
Government, through the FFH, designed several housing projects but only a few
were implemented (such as the Intaka and Vila Olímpica projects) and these mostly
benefited the middle and high income class. The Zintava apartments cost between
MT3.6 million (US$51 000) and MT4.2 million (US$60 000).38 The FFH built
4 017 houses and divided 13 176 plots.39

800

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

document that concedes the right to use and exploit a specific land or plot, the
Land Use and Exploration Rights (Direito de Uso e Aproveitamento de Terra –
DUAT). The document is issued to both individuals and companies. The DUAT
system is inflexible and makes land expensive in the informal market, particularly
in the expansion areas of the metropolitan part of city. This is the main challenge
that young people face, finding and buying land in the informal market to build a
house.
Most of the population cannot afford the costs associated with buying a house.
The average price of a newly built house in Maputo is approximately MT2.8 million
(US$40 000). Outside the city the cost of a house is 10 to 20 percent less.
Houses built under the Intaka Project cost MT2.6 million (US$37 000). The rental
market is dominated by high income individuals, mainly investors and expatriates.
With COVID-19, the housing market is now subject to changes,50 especially due
to the fact that supply is currently greater than the demand.
Policy and legislation
Despite the FFH’s objective to provide affordable housing for low income
households, many housing projects developed through public private partnerships
benefit only the middle and high income segments,51 such as the Intaka project
and, more recently, the 240 apartments in Zimpetos Olimpic Vila, a partnership
with Macau Charlestrong group.52 The private sector does not invest in the
construction of houses due to high interest rates from the banks. The Central
Bank policy seeks to reduce the high interest rates of commercial banks, however,
to little or no effect.53 In addition, construction material prices keeps increasing.
The housing finance reforms must be in line with land and housing policy reforms,
including reforms on the land and property registration system.54 The Government
approved, in 2018, a new Property Registration Act replacing the previous one in
force since 1967. The new law was established to increase the efficiency and
quality of public services by installing electronic platforms on notaries and land
registry offices as a way of bringing services closer to the companies and citizens.55
On 16 June 2020, the President launched the official hearing to review the national
land policy seeking to adjust it to the current social and economic dynamics and
stimulate private investments. However, sole proprietorship of land and natural
resources will remain with Government.56
Opportunities
The Mozambican housing market is growing and will continue to grow with the
ongoing natural gas project in Palma, Cabo-Delgado, which will attract several
investors. There are considerable business opportunities in the low, middle and
high income segments. Palma represents a unique opportunity for real estate
development. Downtown Maputo will be restructured to become a business and
tourist centre, including the Marginal Av., with new hotels, commercial and
residential buildings.
The low income housing segment is filled with opportunities because of high
demand. However, it is still vastly ignored when compared to the high demand in
all cities across the country. The private sector is planning to build 25 000
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affordable houses in Maraza, Beira. The construction process is already underway,
and it is being managed by the Beira Municipal Council. It is also an opportunity
for commercial banks to contribute, offering competitive interest rates to both
contractors and borrowers.

Availability of data on housing finance
Information on housing finance can be sourced from several institutions
such as FFH, the Central Bank, the National Statistics Institute (Instituto
Nacional de Estatística – INE) and commercial banks. However, these
institutions do not have specific and detailed reports and data on
housing finance.

The review of the national land policy is ongoing and the new law is expected to
overcome some of the constraints. With the exploitation of natural gas in CaboDelgado, Mozambique should return to a high growth rate, making it feasible for
the Government to improve public services and infrastructure. However, political
stability, military conflict in the centre, terrorist attacks in Cabo Delgado, natural
disasters and good governance will remain a challenge.

The Central Bank has financing information per banking institution for
housing construction, market shares, interest rates, and more, and the
information is available on the institution’s website. Banks do not provide
detailed information due to compliance and reputational risk. The INE
provides detailed information through surveys and the general
population census. The FFH provides information on ongoing housing
projects, house prices, payments, and more. Lastly, DUAT and property
registration information can be found on municipal councils and registry
offices, however, the information is superficial and not updated.

Websites
Fund for Housing Promotion https://www.ffh.gov.mz/
National Statistics Institute http://www.ine.gov.mz/
Bank of Mozambique http://www.bancomoc.mz/
National Investment Bank (BNI) https://www.bni.co.mz/
Club of Mozambique https://clubofmozambique.com/
Genius Investments https://www.ggroups.info/
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Namibia
Maria Nkhonjera

Overview
In its 30 years since independence, Namibia has made significant economic
and social progress. The country is classified as an upper-middle income
country, with a population of over 2.4 million. By 2018, Namibia had reduced
its poverty rate to 17.4 percent from 69 percent in 1993. Political and
macroeconomic stability underpinned this achievement.1 The urban
population has grown from 28 percent in 1991 to 41 percent in 2019 and
economic growth has largely supported urbanisation. However, real gross
domestic product (GDP) has been subdued in recent years, contracting from
6.4 percent in 2014, to -1 percent in 2019. A deteriorating fiscal position,
slow growth in regional trading partner economies, completion of mega
mining construction projects, falling consumer demand and persistent drought
have contributed to this situation.2
Namibia’s already weakening macroeconomic position is expected to be
amplified by the COVID-19 pandemic. As a resource-intensive economy,
Namibia will be affected by declining commodity prices and sluggish trade.
Reduced tourism and foreign direct investment (FDI) will also have a negative
impact on the growth prospects. Real GDP is expected to decline by 2.8
percent in 2020.3 Due to COVID-19, neighbouring South Africa’s Rand,
which the Namibian Dollar is pegged to, hit a record low against the US Dollar
in March 2020. Any changes in the South African economy, or fluctuations in
the rand, can adversely affect Namibia’s economy and debt balance.4
Namibia’s fiscal deficit (as a percent of GDP) was -5 percent in 2019, and
forecast to rise to -6.5 percent in 2020. Furthermore, a rise in inflation has
been triggered by the pandemic, and is anticipated to increase to 5.5 percent
in 2020 (from 3.7 percent in 2019).5 This is still within the Bank of Namibia’s
(BON) inflation target of three to six percent.
Namibia had the fourth largest fiscal stimulus package in response to
COVID-19 on the continent.6 The stimulus aimed at mitigating the economic
and social impact of COVID-19 was complemented with other measures,
including emergency income grants to affected sectors, loan schemes for small
and medium enterprises (SMEs) and the provision of subsidised water. A
notable response by the Bank of Namibia was four policy rate cuts over the
course of the year, bringing the rate to 3.75 percent.
The Namibia Economic Growth Summit of August 2019 provided an
opportunity for investor engagement and focused on infrastructure

KEY FIGURES
Main urban centres

Windhoek

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

17.24 Namibian Dollar (NAD)
7.15 Namibian Dollar (NAD)

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

2 494 530 | 1 273 258
1.87% | 3.87%
US$4 957
46.1%
23.3%
8.7%
57.20
130 | 0.65

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

US$12 367 million
-1.13%
3.73%
10.29%
9.88%

Number of mortgages outstanding (2016) [e]
Value of residential mortgages (Current US$) [f]
Typical mortgage rate | Term | Deposit [g]
Ratio of mortgages to GDP
Number of mortgage providers [f]
Number of microﬁnance loans outstanding (2017) [h]
Value of microﬁnance loans in local currency units (2019) [h]
Number of microﬁnance providers (2016) [h]

73 396
US$2 333 million
8.6% | 25 years | 0%
18.86%
5
722 194
5 800 000 000 NAD
423

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

n/a
274 897
216 452

Percentage of women who own a house alone: Total | Urban (2013) [l]
Percentage of households with basic sanitation services:
Total | Urban (2013) [l]
Percentage of households with no electricity: Total | Urban (2013) [l]
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2013) [l]
Percentage of urban population living in slums (2018) [m]

270 000 NAD
45m2
3 390 NAD
95 NAD (US$5.50)
Paper
104
8
44 days | 13.8%
10.50
13.5% | 14.7%
33.6% | 48.6%
52.6% | 27.8%
19.1% | 28.8%
42.3%

NB: Figures are for 2020 unless stated otherwise.

Member organisation of the African Union of Housing Finance (AUHF):
Atenu Developments
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Worldgovernmentbonds.com
[e] Namibia Statistics Agency (NSA)
[f] Bank of Namibia
[g] First National Bank Namibia

[h]
[i]
[j]
[k]
[l]
[m]

Namibia Financial Institutions Supervisory Authority
Title Deed Ofﬁce of Namibia
Standard Bank Namibia
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

development, economic revival for inclusive growth, housing delivery and
industrialisation. Between 2009 and 2019, Namibia attracted N$59.4 billion in FDI,
largely from China, Mauritius and South Africa directed towards greenfield investments
in the extractive and financial services sector. Less FDI has been made in manufacturing,
wholesale and retail which have been key drivers of inclusive growth over the years.7
Namibia’s Vision 2030 is the overarching plan driving its long-term goals. The 5th
National Development Plan (NDP5) aims to reduce the prevalence of improvised
housing by building new houses and servicing plots. The National Housing Enterprise
(NHE) is a state-owned company mandated to provide housing to meet the national
need. The NHE’s strategic plan of 2017 aims to reduce the housing backlog, currently
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estimated at 300 000 units. Despite government’s efforts to deliver serviced land,
scale tenure security, sanitation and housing, the process needs to be accelerated
to meet high demand.
Access to finance
Seventy eight percent of the Namibian population is currently banked.8 There
are eight commercial banks operating in the country.9 First National Bank (FNB),
Standard Bank, Bank Windhoek and Nedbank together account for 98 percent of
Namibia’s total banking assets.10 Housing finance providers include the four
commercial banks, as well as a non-bank mortgage lender, First Capital Namibia.
The banking sector is predominantly funded by deposits. The BON reported
N$53.2 billion (US$3 billion)11 in mortgage loans in 2019, a 4.6 percent annual
increase. Mortgage loans remain the largest (51.3 percent) contributor to private
sector credit, with residential loans accounting for 75.6 percent of the total
mortgage loan book.12 In the fourth quarter of 2019, aggregated residential
mortgages were approximately N$120 billion (US$6.9 billion).13
The mortgage lending category continues to deteriorate the banking sector’s asset
quality.14 At the end of 2019, N$5 billion (US$290.6 million) in bank loans were
not generating income and N$3.3 billion (US$191.8 million) of these loans were
extended to residential and commercial property purchases.15 The impact of
COVID-19 on employment and income, could signal a further increase in the
proportion of non-performing mortgage loans. The prime rate was cut to 7.5
percent and the prevailing mortgage rate is at 8.75 percent, with the average loan
tenure at 25 years. In light of the economic impact of COVID-19, Bank Windhoek
introduced a more affordable loan by extending the repayment term to 30 years
for first-time homebuyers looking to purchase a residential property valued
between N$500 000 (US$29 000) and N$2 million (US$116 279).16 Interest
rate cuts should offer indebted households some relief on servicing mortgage
loans during the pandemic. The sector’s policy response to mitigate potential
defaults on debt also included six to 24-month payment holidays (on principal
and interest) to affected clients and businesses. Even with policy measures in place,
the impact of COVID-19 could increase bank’s credit risk and the stability of
Namibia’s financial system more broadly.
Namibia’s mortgage market is focused on the middle and high income segments
of the market, and on towns. Over the past 10 years, the focus has shifted towards
the affordable housing segment, with bank lenders creating products that allow
zero down payment, or a 100 percent loan-to-value (LTV). First National Bank’s
EasyBond, for example, extends loans to first time homebuyers of up to 105
percent of the purchase price.17 A gross household income of between N$3 500
(US$203) and N$35 000 (US$2 034) qualifies you for FNB’s Easy Bond. Nedbank
Namibia also offers a 108% home loan, as well as building loans. In November
2019, changes to LTV ratio restrictions were reviewed in line with economic
developments. The deposit payable on a second property was reduced from 20
to 10 percent, and from 30 to 20 percent on a third property (there are still no
deposit restrictions on first residential properties).18
Despite the availability of zero-money-down mortgages, many Namibians cannot
access loan financing due to affordability, lengthy process bureaucracy, high
indebtedness and lack of education about the mortgage process.
The microfinance sector in Namibia is vibrant, with 423 registered and regulated
institutions.19 Microlenders are supervised by the Namibia Financial Institutions
Supervisory Authority (NAMFISA). At the end of 2019, the total value of micro
loans outstanding was N$5.8 billion (US$337 million), a 10 percent decline from
2018.20 Many Namibians depend on cash loans, as well as micro-loans and retail
loans to satisfy their monthly consumption and budget. Although a new
Microlending Act was enforced in October 2018, with the intention of protecting
borrowers from industry malpractices, the sector has been plagued by consumer
complaints ranging from unauthorised extension of loan periods and overcharged
interest.
Affordability
According to the 2018 Labour Force Survey, average monthly wages were
N$7 935 (US$461) across the employed population.21 The most recent Income
and Expenditure Survey 2015/16 shows that Namibian households spend 31.8
percent of their income on housing.22 Household indebtedness is largely driven
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COVID-19 response
Namibia reported its first case of COVID-19 on 14 March 2020. To
prevent and mitigate the spread of the virus, the country declared a
state of emergency and introduced a 21-day lockdown. The
government’s economic and social relief package amounted to N$8.1
billion (US$470 million) of which N$5.9 billion (US$343 million) was
support for vulnerable households and businesses affected by the
lockdown. Support measures included:
n Emergency income grant for affected individuals (once off payment
of N$750 or US$43);
n Accelerated repayment of overdue value added tax refunds;
n Accelerated payment of overdue invoices for goods and services
rendered to government;
n Tax backed loan schemes for SME credit; and the
n Provision of subsidised water.
The Bank of Namibia introduced the following regulatory and relief
measures:
n A reduction in the policy rate by 275 basis points, to 3.75 percent;
n Loan payment moratoriums granted for six to 24 months;
n Liquidity relief measures; and
n Reduced capital conservation buffer rates to zero percent (for at
least 24 months) to enable commercial banks to support credit
extension.

by muted income growth and demand for short term credit facilities, which are
sought to help households cope with current economic conditions. In 2019,
NAMFISA found the ratio of household debt to disposable income from banking
and non-banking financial institutions to be 97.7 percent.23
Namibia’s unemployment rate was estimated to be 20.3 percent in 2019, with the
latest value recorded in 2020, at 20.6 percent.24 Namibia’s rising unemployment
rate affects affordability, inhibiting access to adequate housing and associated financial
services. Recognising the affordability challenges faced by Namibians, First Capital
Bank states that as part of the second phase of Namibia’s Harambe Prosperity Plan
(HPP 2) a Housing Share Participation Fund (HSPF) should be set up.
The government’s public private partnership agenda and demand-based subsidy
programmes have encouraged the private sector to lead the housing agenda.25
Non-profit organisations are serving the affordable market best. One of the most
impressive and impact-driven organisations is the Namibia Housing Action Group
(NHAG), which works as the technical partner of the Shackdwellers Federation
of Namibia (SDFN). NHAG works with local savings groups to enroll communities
into savings and rotational housing loan programmes and disperses grants from
government and private partners.26 SDFN and NHAG were active in supporting
communities in response to the COVID-19 pandemic, working with the Ministry
of Health to provide personal protective equipment and food parcels to
households who lost their income, as well as relocating street dwellers in
Windhoek.27
Housing affordability in Namibia is further constrained by the high cost of serviced
land. For banks to approve home loans, the plot must be registered with a title
within a town and be fully serviced (water, electricity, and sewerage). According
to First Capital’s House Building Cost Index, building a 3-bedroom house in a
southern town is most affordable, while high land costs make Windhoek the most
expensive place to build the same house.28
Building materials account for the largest cost component (over 60 percent) of
constructing a new residential house. First Capital Bank, shows a slowdown in
building prices (which considers materials, labour and urban land) over the last
four years. Declining building costs are largely due to a marginal decline in the
price of input materials (cement). In 2019, suppressed cement prices were driven
by declining construction activities, coupled with increased cement production
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Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
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Using January 2020 prices, construction of a standard 3-bedroom house would
cost N$522 393 (US$30 371) in Windhoek, while in Keetmanshoop it would cost
N$331 980 (US$19 301) because of differences in land costs. Comparing similar
plots in middle-income areas, land in Windhoek’s Khomasdal suburb could sell for
11 times more than the price of land in a similar suburb of Keetmanshoop.30
Housing supply
Namibia’s housing backlog is estimated to be 300 000 units (with an 84 000
backlog in Windhoek), and a total of N$76 billion (US$4.4 billion) required to
clear the backlog. Approximately N$40 billion (US$2.3 billion) and N$36 billion
(US$2 billion) is required for land servicing and housing construction,
respectively.31 Despite several housing programmes two factors still largely drive
the shortage of adequate housing in Namibia: poverty and a lack of financial
resources to acquire decent housing.
Namibia’s population is closely split between urban (55 percent) and rural
(45 percent) areas. The average household size nationally is 3.9 people.32 In 2016,
the Inter-Censal report showed that the proportion of improvised housing units
(shacks) had increased from 16.0 percent in 2011 to 26.6 percent in 2016.
As part of its contribution to the Harambee Prosperity Plan (HPP), Namibia’s plan
to fight poverty, the NHE’s strategic plan aims to construct 1 250 units per year
at a cost of N$300 000 per unit between 2017 and 2021.33 In line with objectives
set out in the HPP, the government has reached 82% of its target to deliver 20 000
low cost houses over the last four years.34 As of March 2020, 16 464 houses
were delivered in collaboration with the NHE, the Government Institutions
Pension Fund (GIPF), SDFN, Build-Together and others.
In June 2020, the NHE, Ministry of Urban and Rural Development, City of
Windhoek and the Khomas Regional Council launched an affordable housing
project to upgrade informal settlements. While Namibia’s middle-income segment
is largely serviced by private developers, the biggest need for affordable housing
is in the less than N$3 000 (US$174) a month income bracket.35 The first phase
of this project aims to deliver 600 houses (200 in Windhoek’s informal settlements
by the end of 2020) by June 2021. In a separate housing development project,
the NHE aims to commence a 335 affordable house scheme in July 2020, at an
estimated value of N$124 million (US$7.2 million).
North of Namibia’s capital, a 240-unit affordable housing scheme was the first in
a series of green and energy efficient building. The project was funded by South
African real estate fund manager International Housing Solutions, with a capital
investment of US$80 million. The fund, which partners with local developers, aims
to increase good quality housing development, particularly for the middle income
population and further save 20 percent on water and electricity use.36
These improving supply dynamics are reflected in the NSA’s Composite Index for
Building Plans Completed (based on data sourced from the Windhoek,
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Swakopmund, Walvis Bay and Ongwediva town councils). The index showed a
year-on-year improvement of approximately two percent in buildings completed
between July 2019 and July 2020.37
Although the government, led by the NHE, has several plans to deliver on existing
and new housing projects, the domestic and global lockdown, inflicted by
COVID-19, coupled with a disruption in supply chains has meant that construction
activities were largely brought to a halt. Estimations indicate that Namibia’s
construction sector could decline by 10 to 15 percent.38 The projected loss in
GDP, due to COVID-19 is expected to be N$443 million (US$25.7 million) for
the construction sector. This will likely have a ripple effect on housing delivery
going forward.
Property Markets
The centralised deeds registry falls within the Ministry of Lands. Recently, the
Deed’s Office started digitising its records. Namibia ranks low (173) in registering
a property, compared to dealing with construction permits (84).39 It takes 44
days to register a property and involves eight procedures. The cost of registration
includes deeds office administration and conveyancer fees. Buying a full title
property for N$500 000 (US$29 000), would yield a conveyancing fee of N$6 800
(US$395) and N$345 (US$20) for the deeds office administration.40
Within the urban sector, both formal and informal residential resale markets exist.
Within informal settlements, shacks and other structures are put up on unserviced
or untitled land and sold for cash by their owners. The formal residential market
requires two legal processes, which are regulated by the Receiver of Revenue. The
property must be transferred from the seller to the owner via the deeds office,
and a mortgage bond must be registered on the title in order to finance the
acquisition of the property.
The Namibia Real Estate Board oversees and monitors certification and
performance of real estate agents. Real estate agents manage most of the deal
flow within the high-income segments; however, developers frequently play this
role in the affordable housing market. This stems from there being no formal
requirement to use a certified real estate agent to buy or sell a home.41
FNB’s Housing Index shows that demand for housing in Namibia is largely in the
lower segment. Excess demand in this segment combined with slow growth in
disposable incomes impacts affordability in the housing market.42 Although
average house price growth declined between 2018 and 2019, high property
prices make renting popular in urban areas. Rents across the country vary
significantly by town. The FNB Rental Index report reports the overall national
mean rent price for a popular 2-3-bedroom unit was N$6 992 (US$406) as of
December 2019 (a 3.6 percent annual growth). The average rental price for a 1bedroom was N$3 390 (US$197) in 2019, while the highest monthly rental prices
are found in Swakopmund, at N$9 274 (US$539). Despite rental yields increasing
moderately to 7.9 percent, shrinking deposits charged and a national slowdown
in deposit-to-rent ratios (reaching a 10-year low) point to weakening economic
conditions in the rental market.43
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Policy and legislation
Namibia’s National Housing Policy was established in 1991 and reformed in 2009.
The policy, which the Ministry of Urban and Rural Development is responsible for,
guarantees the right and access to land, housing and services to all Namibians in
the territory, establishing the government’s role in creating a vibrant housing
market. In 1992, the Local Authorities Act decentralised housing, giving local
municipalities more responsibility. In 1993, the National Housing Enterprise Act
created the government agency (under the same name) tasked with housing
delivery across the country. In 2000, the National Housing Development Act
established the National Housing Advisory Committee and the Build Together
Programme.44

Availability of data on housing finance
The BON and NAMFISA are the main sources of macroeconomic data
related to housing finance. The BON’s resources contain data related
to aggregate household indebtedness and the performance of the
mortgage market. NAMFISA’s statistical bulletins contain data related
to the performance of the microfinance market.
The NSA is the main source of public data on housing demand and
supply. This institution publishes monthly statistics on the number and
value of building completions for four major towns. NSA demand-side
data includes its Labour Force Survey, Household Income and
Expenditure Survey, Inter-Censal Demographic Survey and Population
and Housing Census. These sources contain data useful for profiling and
segmenting the demand-side of the housing market.

Land distribution is managed by local authorities through tender processes
advertised and approved by local councils. However, ministerial approval is
required for the sale of property by town councils.
Opportunities
Namibia’s housing shortage is estimated to be 300 000 units. The shortage is a
clear opportunity for housing development, particularly in the affordable market
where there is significant demand. The NHE’s houses are constructed through a
public private partnership construction model which allows the institution to
partner with private investors.45 This presents an opportunity for private sector
participation to complement public resources in addressing Namibia’s housing
crisis. Developers and financial institutions willing to partner with government
could be well placed to use financial instruments from the private sector such as
mortgages and rent-to-buy schemes to help finance the development of housing
stock. Namibia plans to establish a mortgage securitisation company to issue
housing bonds, with the intention of opening access to long-term funding and
creating a secondary market to finance land buyers and issue new mortgages.
Namibia’s high cost and shortage of serviced plots presents a barrier to housing
delivery. Companies could unlock value by providing serviced plots to developers
or by lowering the cost of land by creating shared spaces on single plots. First
Capital Bank also announced, in August 2020, that the HHP 2 will leverage private
resources to investment in housing (land servicing) by combining government
funding (through establishing the National Infrastructure Fund) with institutional
investor funds. Despite the current economic crisis Namibia is in, investing in the
housing market remains an opportunity.
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Opportunities exist for improving data availability related to title/tenure,
construction, financing, and sale of houses. The digitisation of the deeds
registry is still under way and should facilitate public provision of data.
In light of the COVID-19 pandemic and 4th Population and Housing
Census due to commence in 2021, the financial sector has recognised
the importance of financial resilience and the need for accurate
household information to make informed decisions to support the
macroeconomy and alleviate poverty and inequality. This may drive
greater efforts in data collection and collaboration.
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Niger
Éloïse Pelaud

Overview
Niger, which is a Sahelian country, is one of the least developed countries in
the world. In 2018, it ranked 189 in the Human Development Index.1
Despite progress made in recent years and the wealth of its subsoil, extreme
poverty remains high at 41.4 percent in 2019, affecting more than 9.5 million
people.2 Access to basic services is a challenge, with a growing population
(3.8 percent a year) of 24 million in 2020, mostly young (50 percent under
15 years of age), and a fertility rate of 6.7 children per woman.3
In addition, Niger hosts a flow of refugees due to regional conflicts (Nigeria,
Libya and Mali). At the end of 2019, the Office of the United Nations High
Commissioner for Refugees (UNHCR) counted 441 900 people affected, an
increase of 14 percent from 2018.4 In recent years, the security situation has
deteriorated, particularly in border areas. The government has halted the
spread of the conflict, however, deteriorating security does pose a risk to
economic activities.
The political context is relatively stable since the re-election of the President
Mahamadou Issoufou in 2016. The next presidential and legislative elections
are due in December 2020,5 preceded by municipal and regional elections.
Despite various obstacles,6 Niger’s economy is expected to grow by 6.3
percent in 2019. Its economy is mainly driven by agriculture (40 percent of
gross domestic product (GDP)).7 Between 2018 and 2019, the budget deficit
narrowed as a result of high imports related to major infrastructure projects
for the African Union summit. In January 2020,8 the International Monetary
Fund (IMF) concluded that “economic activity is expected to evolve favourably,
with an average annual growth of over 7 percent over the next five years”,
including major structural projects such as the Kandadji9 dam and the
construction of the oil pipeline.10 The economic growth rate for 2020 was
estimated before the pandemic at 5.33 percent.11 According to IMF
projections, growth is expected to fall to one percent of GDP in 2020.12
Exports are slowing and major projects are experiencing delays. The budget
deficit is projected to increase to five percent of GDP, due to lack of revenues,
lower investment, greater needs and spending on healthcare, social protection
and business support. The slowdown in the Chinese economy has also
impacted Niger with reduced demand for raw materials. Stocks of some
food products from China have been sharply reduced, leading to higher
prices.13

KEY FIGURES
Main urban centres

Niamey

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

584.30 CFA Franc (XOF)
236.00 CFA Franc (XOF)

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

23 310 715 | 3 850 231
3.79% | 4.35%
US$555
28.7%
0.3%
2.8%
n/a
189 | 0.38

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate [b]
Yield on 10-year government bonds
Lending interest rate (2018) [b]

US$12 928 million
5.83%
-2.89%
n/a
5.14%

Number of mortgages outstanding (2014) [d]
Value of residential mortgages (Current US$) (2019) [e]
Typical mortgage rate | Term | Deposit [e]
Ratio of mortgages to GDP (2019)
Number of mortgage providers [e]
Number of microﬁnance loans outstanding (2014) [d]
Value of microﬁnance loans in local currency units [e]
Number of microﬁnance providers [e]

1 439
US$24.0 million
9% | 20 years | 0%
0.26%
14
136 328
31 632 000 000 XOF
37

Total number of formal residential dwellings in the country
Total number of residential properties with a title deed (2014) [f]
Number of formal housing units built in this year (2019) [g]
Price of the cheapest, newly built house by a formal developer or
contractor in an urban area in local currency units [h]
Size of cheapest, newly built house by a formal developer or contractor
in an urban area [h]
Typical monthly rental for the cheapest, newly built house [h]
Cost of standard 50kg bag of cement in local currency units [h]
Type of deeds registry: digital, scanned or paper [i]
World Bank Ease of Doing Business index rank [i]
Number of procedures to register property [i]
Time to register property [i]
Cost to register property as share of property price [i]
World Bank DBI Quality of Land Administration index score (0-30) [i]

n/a
2 419 116
4 408

Percentage of women who own a house alone: Total | Urban (2012) [j]
Percentage of households with basic sanitation services:
Total | Urban (2012) [j]
Percentage of households with no electricity: Total | Urban (2012) [j]
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2012) [j]
Percentage of urban population living in slums (2018) [k]

13.7% | 7.1%

7 000 000 XOF
35m2
50 000 XOF
5 900 XOF (US$10.10)
Paper
132
4
13 days
7.4%
4.00

9.3% | 34.4%
85.5% | 38.1%
56.3% | 46.3%
58.8%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Affordable Housing Institute
[e] Central Bank of West African States (BCEAO)
[f] National Institute of Statistics

[g]
[h]
[i]
[j]
[k]
[l]

Ministry of Housing and Town Planning
Société DB Immo
United Nations Capital Development Fund (UNCDF)
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

Mobilisation of the international community should help cushion the effects of the crisis.
The IMF has approved the disbursement of about FCFA 66.8 billion (US$114.49
million) to urgently meet the balance of payments needs caused by the pandemic.14
The World Bank has approved several means of financing15 for a total of CFA271 billion
FCFA (US$464 million).16 The European Union has allocated CFA14.7 billion (US$25
million) “to cover basic needs, particularly in terms of housing”.17 Following the
example of the development finance institutions, private banks have given CFA100
million (UD$171 145).18 This financing will make it possible to support the
development of the country and the Nigerien economy, via companies.
Access to finance
The Central Bank of West African States (BCEAO) regulates Niger’s formal financial
sector. To mitigate the impact of the pandemic on the banking system and the financing
of economic activity, the BCEAO19 has taken a series of measures, some of which are
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specific to businesses and microfinance institutions, such as extending maturities
to three months.20
Niger has 14 commercial banks21 including four branches, four financial institutions,
three financial and consulting22 institutions and 37 microfinance institutions.23 The
banking sector is relatively recent (10 years old) and its penetration is still low
(0.6 percent).24
The opening in 2018 of the Banque de l’Habitat du Niger (BHN) made it possible
to propose a specific financial offering for the housing sector. The BHN’s mission
is to finance real estate development, and the production and improvement of
social housing.25 It replaces the Crédit du Niger, which closed in 2010, and is in
line with the National Housing Policy (1998) with the creation (in 2017) of the
National Housing Fund (FNH).26 The BHN opened a third regional branch at the
end of 2019.27 The bank offers preferential interest rates to households and
developers, with an average base rate of nine percent and a maximum rate of
13.5 percent in the second half of 201928 (compared with 17.7 percent for some
commercial banks). The FNH interacts on interest rates and mortgage maturity
terms, leading to a reduction in interest rates and an increase in maturities.
Four major banks29 dominate with 67 percent of deposits.30 Following the
BCEAO’s pandemic provisions, some commercial banks are offering maturity
extensions to individuals and businesses.31
Commercial banks offer housing loans and establish partnerships with
developers.32 They offer “housing financed up to 100 percent with no upfront
financing options”33 and repayment terms ranging from 10 years34 (Ecobank) to
30 years (BHN). The mortgage payment in relation to household income varies
from CFA40 000 to CFA100 000 (US$68.4 to US$171).35 The Caisse Régionale
de Refinancement Hypothécaire de l'UEMOA (CRRH) should enable banks to
offer more loans for affordable housing following CFA10.3 billion (US$17.6 million)
financing from the African Development Bank (AfDB).36
Housing financing remains insufficient with just under CFA20 billion in 2017
(US$3.4 million), which represents four percent of total credit,37 and the banking
sector remains weak. Only 1.73 percent of urban households are able to access
affordable housing.38 Less than five percent of the population uses financial
products and only 15.5 percent of adults over 15 have a bank account, compared
with an average of 42.6 percent in Sub-Saharan Africa.39
Affordability
A recent survey in West African Economic and Monetary Union WAEMU
(UEMOA)40 indicates that Niger is the country with the highest number of poor
people, with 75.5 percent of the population living on less than CFA1 798 (US$3)
a day, and “the average annual amount spent by a Nigerien about CFA259 000
(US$443)”.41
These figures confirm that most Nigeriens do not have sufficient resources to
acquire property or access a mortgage. Housing supply does not meet the
financial capacities of the majority of the population. The smallest social economic
unit produced by a developer in Niamey, 35m2 (one bedroom, one living room,
one kitchen, one bathroom, one terrace, one corridor) on a 400m2 plot costs
about CFA7 000 000 (US$11 980).
Loan conditions (loan size, minimum income) and interest rates that vary from
eight to 15 percent42 make the cost of borrowing too high. Monthly mortgage
payments impact a maximum of one-third of household income. The individual
annual salary required to access a formal house at current rates is CFA5 million
(US$8 600), which only 20 000 households would be able to access.43 In obtaining
loans, Niger has considerably increased its ranking to 48/190, a 40 percent increase
over 2019.
Housing supply
Urban growth (16.6 percent of the population is urban) and the expansion of
cities has often taken place without urban planning, with an estimated 70 percent
of the urban population living in slums. The last census indicated that the housing
stock represents about 2 500 000 dwellings, 17.9 percent of which are in urban
areas and 82.1 percent in rural areas.44 Housing types are grouped in three
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COVID-19 response
Niger reopened its air borders73 on 1 August 2020, which had been
closed since 17 March to combat the spread of the pandemic. A state
of emergency was declared from 27 March to October 2020.74 During
this period, the BCEAO took measures75 to support the banking system,
businesses and electronic payment tools. The government announced
the postponement or abolition of charges for basic services, including
exemptions from electricity tariffs.76
In terms of housing, the response was mainly provided by the
international community, with the UNHCR providing 58 housing units
in Niamey and 350 units (700 beds) in the country.77 During this period,
the government did not suspend evictions.

categories. Traditional constructions known as terra cotta or banco (clay and
straw) houses are in the majority throughout the country. They account for 54.7
percent of construction in urban areas, followed by villas (15.7 percent) and singlefamily homes (14.5 percent) (one- or two-room dwellings). This is also the case
in rural areas (64.5 percent), followed by huts (29.5 percent). Banco is a local
material that is abundant and affordable, and the techniques for using it are well
known. Then there are the precarious45 traditional constructions known as semihard houses (clay, plaster and cement). This accounts for 28.8 percent of housing.
Finally, there are modern constructions (cement, concrete, and stone) such as villas,
buildings and single-family homes, which account for six percent of the country's
housing.
International stakeholders, together with the government have produced, in 2019
and 2020, emergency housing (13 000 plots and 5 700 housing units planned,46
of which 4 000 have already been built) for the most vulnerable rural populations
in the regions of Diffa, Tillabéri and Tahoua.47
In 2017, Niger adopted an Economic and Social Development Plan (PDES)48 with
the objective of building 25 000 homes in five years at an estimated cost of CFA64
billion (US$110 million).49 As PDES50 mentions, “Niger is lagging far behind in
terms of urban infrastructure (roads, gutters, drinking water and electricity
networks, etc.), making living conditions in urban areas very difficult”.
The Minister in charge of housing intervened in51 June on the construction of the
25 000 social housing units, recalling that “the results obtained have not lived up
to expectations”.52 It was decided that a property developer would create 15 000
serviced plots of land, which would be fenced off and the roads upgraded. These
plots will be paid for over seven years. The aim is to meet the needs of “15 000
applicants for social housing, the creation of several tens of thousands of
temporary jobs, the revival of the activities of construction companies to mitigate
the effects of the recession linked to the pandemic”.53
Niger has also signed contracts with private developers (7 550 housing units),54
with bilateral cooperation. SONUCI is in charge of a programme of 557 housing
units in the 5th District of Niamey. “We have signed a memorandum with a major
Chinese construction company to build 25 000 housing units. The company will
start with a tranche of 2 000 housing units because this requires a certain number
of guarantees. These guarantees have been given by the housing bank and the
African Solidarity Fund. Therefore, this will enable us to reach the 9 550 housing
units.”
At the same time, the government decided to standardise the construction of
housing estates throughout the territory and “from now on, no private person
may build housing estates. They will now be developed on the initiative of the
Ministry of Town Planning and Town Councils”.55 In Niamey, for example, several
projects, all led by stakeholders, are planning the construction of a university
campus with 2 000 housing units;56, 57 a residential housing estate; and residential
and office buildings.58 Only one project for the construction of 6 300 social
housing units is listed under state ownership.59 According to a recent study,60
two projects have been signed as public private partnerships for the construction
of 1 500 housing units in Niamey with two Ghanaian companies.61 The state will
make the land available.
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Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
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- - - Average annual household income needed for the cheapest newly built house by a formal developer, 2019
Average annual household income using expenditure, 2019 (PPP$)

Property markets
Despite administrative and land reform, it is still difficult to obtain land with title
deeds. The administrative procedures remain costly and lengthy. Niger has also
undertaken reforms to improve its business environment and created one-stopshops for business registration. These efforts have improved the Doing Business
ranking from 143 in 2019 to 132 out of 190 in 2020.62 To register a property,
four procedures and 13 days are required, and the cost is 7.4 percent of the value
of the property. To obtain a building permit, 19 procedures and 98 days are
required, and the cost is 32.4 percent of the value of the construction.
In urban areas, the majority of the population are tenants. Informal developers
are the main providers of rental housing. Rents vary according to quality and
location, ranging from CFA100 000 (US$171)63 for the upper classes to CFA1.75
million (US$3 000) a month in Niamey for high-end villas. Rents in popular
neighbourhoods vary between CFA35 000 (US$60)64 and CFA100 000
(US$171). Room rents varies from CFA25 000 (US$43) to CFA60 000 (US$103)
in urban centres. No institution offers large-scale rentals.
Policy and legislation
The basis for housing is Law 98-54,65 which enabled the adoption of the National
Housing Policy in 1998. Its aim is “to give every family access to decent housing
and to improve their living environment” by setting up financing mechanisms such
as the FNH, the BHN, a mortgage guarantee fund and housing cooperatives with
affordable financing.
n In 2001, Law 2001-32 established the legal framework for interventions by
the state and other actors in the structuring, occupation and use of the
national territory and its resources.
n In 2008, Law 2008-0366 on urban planning and land development was adopted.
The constitution promulgated in 2010 specifies the determination of the
fundamental principles of the housing policy67 and the building code.68
n In 2012, the law on public private partnership was promulgated. It favours
the promotion of private interest in the development of housing and other
urban infrastructure with long-term financing.
n Law 2013-28 in 2013 was a major reform of urban regulation to facilitate the
implementation of slum improvement projects and help make urbanisation
an instrument of economic and social development.69
In 2017 and 2018, several laws were approved to govern the construction and
housing sectors.
n Law 2017-20 updates the conditions for obtaining building permits and
Ordinance 2017-05 for leasing.
n In June 2020, the Council of Ministers revised certain shortcomings of Law
2018-25.70 It also adopted the draft decree on consultative bodies for urban
planning and housing to involve all stakeholders in the decision-making
process of participatory urban management.71
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Source: https://www.cgidd.com/ (2020)

Opportunities
Niger is rich in mineral resources (limestone, gypsum), which are used in the
manufacture of cement. The Nigerien company Malbaza Cement Company plans
to operate a new quarry that should “cover 80 percent of the country’s cement
needs and reduce imports of this product”.72
Affordable housing (both rental and purchase) is in high demand. Partnerships
between commercial banks or microfinance institutions and workers’ unions are
interesting opportunities, such as the partnership between Ecobank and the
National Union of Teachers of Niger to finance an affordable housing development
programme for teachers.

Availability of data on housing finance
The main national and regional organisations that collect and share
economic, financial and legal data, some of which relate to housing
finance, are BCEAO, West African Development Bank, AfDB, UEMOA,
CRRH, the various government sites (Presidency, Renaissance
Programme, Ministries), the BHN, the NSI and commercial banks.
Sites of multilateral development finance institutions such as the World
Bank, the IMF, the various United Nations agencies, the European Union,
and bilateral organisations (USAID, GIZ, AfDB, and CIA) are an
important source of up-to-date macroeconomic data and socioeconomic analyses on the country.
The online press provides interviews and access to recent and public
information, such as press releases from the Council of Ministers.
Nevertheless, the collection, and above all the availability of updated
data (the last census dates from 2012, the next one is planned for 2021)
and specific data on housing finance are complicated to obtain. Many
websites are not up to date (especially companies in the real estate and
construction sector such as SONUCI and SATU (Société
d'Aménagement de Terrains Urbains)) or the pages are technically
inaccessible (Institute of National Statistics).

Websites
West African Economic and Monetary Union https://www.uemoa.int
Central Bank of West African States https: //www.bceao.int/
African Development Bank https: //www.afdb.org/fr
West African Development Bank https: //www.boad.org/
Caisse Régionale de Refinancement Hypothécaire http://crrhuemoa.org/
Niger Renaissance Conference https://www.nigerrenaissant.org
Niger National Statistics Institute https://www.stat-niger.org
Shelter Afrique https //www.shelterafrique.org/
Niamey and the 2 days https: //www.niameyetles2jours.com/
Nigerien Diaspora https://nigerdispora.net
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Overview
The disruptive impact of the COVID-19 is broad, extensive and pervades the
whole economic value chain. This was worsened in the first quarter of 2020
by the crash in oil prices to their lowest levels in decades. Central Banks
around the world, including the Central Bank of Nigeria (CBN) reacted to
the economic downturn with commendable speed and ferocity.1 The
Nigerian government in its efforts to ameliorate the negative impact of the
pandemic created the Economic Sustainability Plan (ESP). The ESP is a
development framework for a COVID-19 response that robustly appreciates
the pandemic and provides appropriate and sustainable solutions for the
country.
In April 2020, as part of the country’s plan to ameliorate the effect of the
pandemic, the International Monetary Fund (IMF) approved a ₦1 313.2 billion
(US$3.4 billion) emergency facility to the Central Bank of Nigeria to help
mitigate the impact of COVID-19.2 Despite the emergency finance package,
Nigeria’s foreign reserve is currently indicating a decline of 20 percent
compared to the 2019 figure.3 The country’s external reserves as at 15 July
2020 was ₦13 950.9 billion (US$36.12 billion), showing a downward slide
compared to ₦17 446.3 billion (US$45.17 billion) on June 11, 2019. The
reserve has lost over ₦3 476 billion (US$9 billion) within a space of
13 months. Fluctuating foreign exchange market interventions and direct
payments majorly contributed to the decline in external reserves of the
country.4
Nigeria’s GDP growth rate contracted by 14.3 percent as at August 2020.
The annual growth rate reduced by 6.1 percent in the second quarter of
2020.5 The official exchange rate has also increased from ₦360/US$1 to
₦380/US$1.6 In 2019, the mortgage portfolio was at 0.17 percent of GDP
with total outstanding number and value estimated to be 32 260 and
₦269.68 billion (US$749.1 million) respectively.7
As of July 2020, the inflation rate was 12.8 percent compared to 11.4 percent
in May 2019.8 In the second quarter of 2020, the unemployment rate was
reported to be 27.1 percent compared to 23.1 percent reported in 2019.9
Also, the underemployment rate rose from 20.1 percent in Q3 2018 to 28.6
percent in Q2 2020.10 This significant change can be largely attributed to the
pandemic. Nigeria’s biggest revenue earner – the oil sector – recorded 6.63
percent (year-on-year) contraction in Q2 2020, indicating a decrease of –

KEY FIGURES
Main urban centres

Lagos, Kano, Ibadan, Kaduna,
Port-Harcourt, Benin City,
Maiduguri, Zaria, Aba, Jos

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

386.24 Nigerian Naira (NGN)
134.21 Nigerian Naira (NGN)

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

200 963 599 | 102 806 948
2.56% | 4.17%
US$2 230
44.5%
8.5%
4.0%
43.00
158 | 0.53

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate [b]
Yield on 10-year government bonds [d]
Lending interest rate (2018) [b]

US$448 120 million
2.21%
11.40%
8.80%
15.38%

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

32 260
US$749.121 million
25% | 20 years | 30%
0.17%
57
n/a
3 089 889 307 NGN
1 013

Total number of formal residential dwellings in the country
Total number of residential properties with a title deed
Number of formal housing units built in this year
Price of the cheapest, newly built house by a formal developer or
contractor in an urban area in local currency units (2018)
Size of cheapest, newly built house by a formal developer or contractor
in an urban area (2018)
Typical monthly rental for the cheapest, newly built house (2018)
Cost of standard 50kg bag of cement in local currency units (2019)
Type of deeds registry: digital, scanned or paper [g]
World Bank Ease of Doing Business index rank [g]
Number of procedures to register property [g]
Time to register property [g]
Cost to register property as share of property price [g]
World Bank DBI Quality of Land Administration index score (0-30) [g]

10 700 000
n/a
n/a

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

2.5% | 2.3%

3 105 339 NGN
32m2
188 000 NGN
2 250 NGN (US$5.83)
Computer - Scanner
131
12
91 days
11.3%
8.00

32.4% | 40.4%
40.6% | 17.3%
33.8% | 34.1%
58.8%

NB: Figures are for 2020 unless stated otherwise.

Member organisations of the African Union for Housing Finance (AUHF):
Haggai Mortgage Bank
Nigeria Mortgage Reﬁnance Company
David Luha
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Worldgovernmentbonds.com
[e] Central Bank of Nigeria
[f] Federal Mortgage Bank of Nigeria
[g] Loanspot Nigeria

[h]
[i]
[j]
[k]
[l]
[m]

The World Bank:Housing Finance Development Program
Millard Fuller Foundation
Nigerianprice.com
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

13.80 percentage points relative to the rate recorded in the corresponding quarter of
2019.11 The downfall of the global crude oil price immensely contributed to the decline
in economic growth of the country. The external debt was approximately ₦10 685
478 million (US$27 665.66 million) in the first quarter of 2020.12 The combination of
the reduced earnings through the oil sector, pressure to service external debt and the
continued pandemic environment has contributed to the challenge of housing in
Nigeria.
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Nigeria's housing sector also struggles with the absorptive capacity of the market
which is majorly influenced by the affordability of mortgages and housing units.
While mortgage interest rates are averaging 20-25 percent, composite house
prices in Lagos and Abuja for Q2 2020 either remained stagnant or increased at
an average of 4.5 percent compared to Q1 2020.13
Access to finance
The ability to access finance for housing development is improving in Nigeria.
Registered mortgage providers have increased from 34 in 2019 to 35 in 2020
with 22 commercial banks and 7 microfinance banks that improve financial
capability in the housing sector.14 A few commercial banks such as First Bank,
UBA, Union Bank, Stanbic IBTC and Access Bank continue to provide home loans
that also cover repairs and renovations to Nigerians. The interest rate is fixed for
the whole period of the loan. Repayment is usually made by monthly installments
and is available through online platforms.15
The Federal Mortgage Bank of Nigeria (FMBN) is the most affordable housing
finance window in the country, albeit it is a government subsidized window for
loans up to ₦15 000 000. FMBN’s housing loans are available to contributors to
the National Housing Fund (NHF) Scheme, a social savings scheme designed to
mobilize long-term funds from Nigerian workers, banks, insurance companies and
the government to increase access to affordable housing finance. FMBN gives
concessionary loans to the Primary Mortgage Banks (PMBs) at a 4 percent interest
rate, while the mortgage banks provide loans to qualified workers that contribute
to the NHF scheme at 6 percent per annum with payment tenors of up to
30 years.16
FMBN’s loans are zero equity contribution for loans under ₦5 million
(US$12 945.4) while only 10 percent equity is required for loans ranging from
₦5 million (US$12 945.4) to ₦15 million (US$38 836.3). Subscribers can only
apply after six months of contributions of 2.5 percent of basic monthly salaries.
As part of FMBN’s response to COVID-19, the bank has promised to focus a
considerable amount of its portfolio to engender affordable housing in the informal
sector. To be able to do this, the bank is relying on the Bank Verification Number
(BVN) technology (a unique identifier system created by the Central Bank of
Nigeria) to guarantee repayments.17
Outside of the government subsidised loan framework, market rate mortgages
range from 17 percent to 25 percent per annum. Maximum loan repayment
tenors are between 10 to 20 years with lenders demanding between 30 and 50
percent equity contribution.18
In its efforts to reduce loan delinquencies because of the pandemic, the CBN in
its initial policy measures to COVID-19 created measures that will boost
repayment and provide more liquidity that will improve access to finance. Some
of these measures include the extension of a moratorium by one year for all
principal repayment of CBN facilities; interest rate reduction for one year from 9
percent to 5 percent; creation of a ₦50 billion (US$129.9 million) targeted facilities
for SMEs; credit support to the healthcare industry; regulatory forbearance; and
strengthening of the loan deposit ratio for banks.19
Affordability
Affordability continues to be a major limiting factor to home ownership in Nigeria.
To curb this, several state governments have embarked on rent-to-own schemes
to provide housing for their citizens. For example, Lagos State government is using
its rent-to-own housing scheme to provide accommodation for state employed
low and middle cadre officers. The scheme provides for subscribers to pay only
5 percent equity contribution as a commitment fee and the outstanding balance
is spread over a period of 10 years with a single digit interest rate.20 With a
population estimated at 20 million, the city has a housing deficit of approximately
three million units.21
Another initiative of government is the Family Homes Funds (FHF) Help-to-Buy
scheme. The scheme provides loans of up to 40 percent of total cost of a newly
built house for low-middle income individual subscribers. The structure of the
loan comes with a 5-year moratorium with a monthly interest rate of 3 percent
in the first year, rising to a maximum of 15 percent in the 20th year.22
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COVID-19 response
On 30 March 2020, Nigeria commenced its lockdown for an initial
period of fourteen days. The Nigerian Presidential Task Team on
COVID-19 published an Implementation Guidance for Lockdown Policy
to inform businesses and citizens.
On 15 April, the Central Bank of Nigeria announced that it would initiate
funding interventions in four key sectors that include affordable housing.
The CBN’s primary housing COVID-19 intervention is to create a fund
that targets developers in support of housing construction. The Central
Bank of Nigeria (CBN) has taken the initiative to provide bank loan
forbearance measures to ease the burden on borrowers who are facing
repayment challenges. Furthermore, the bank launched a ₦50 billion
(US $129 million) credit facility and provided liquidity of ₦3.6 trillion
(US$9.3 billion) into the banking and finance system.

The challenge of housing affordability has created and enabled a whole new sub
sector – Property Technology (PROPTECH). Proptech start-ups are leveraging
technology to create a sharing and collaborative economy to create affordability.
For example, companies such as Landlords Technology, Spleet, Rent Small Small,
Muster, and Fibre are creating studio and one-room apartments for young and
upwardly mobile individuals allowing them to pay monthly using technology
platforms.
Conversations with real estate developers23 reveal that the demand for housing
is still on the increase despite the pandemic. However, it is important to note that
affordability also remains a challenge especially at the bottom of the income
pyramid.
Housing supply
Nigeria’s housing deficit continues to grow and is currently estimated at 17 million.
Nigeria’s housing backlog poses health challenges to many individuals as 60 to 79
percent of Nigerians are slum dwellers.24 This makes them vulnerable to
transmission of communicable diseases. According to the World Health
Organization, human-to-human transmission of the COVID-19 virus is largely
occurring in families and the secondary transmission rate of COVID-19 is higher
in clusters of large households.25
The housing stock in Nigeria is estimated at 10.7 million, out of which only about
5 percent is in formal mortgage.26 The widening gap between housing demand
and supply is caused by a multiplicity of factors including land acquisition, high cost
of building materials, lack of proper land regulation and policy. To deal with the
lingering issue of housing production in the country, the Federal Government
created Family Homes Funds in 2018 to provide accessible financing for affordable
housing projects that align closely with the Sustainable Development Goals to
promote sustainable cities and communities. Many private sector participants are
also working to bridge the housing supply gap especially in the low income
segment. An example is the Millard Fuller Foundation (MFF) which provides an
opportunity for low income earners to purchase their houses through a variety
of convenient payment options.
Another significant route to improving the state of housing supply in the country
is the Lagos State Rent to Own approach which began in 2016. At takeoff of the
scheme, Lagos State had 4 355 completed housing units. Out of this number, the
state has granted affordable housing for 1 230 beneficiaries.27
The pandemic significantly affected the supply of housing as the construction sector
was not considered an essential one during the lockdown. In its most recent
response to COVID-19, the CBN articulated the need to boost the housing sector
through some deliberate interventions as contained in the CBN Governor's
address – ‘Turning COVID-19Tragedy into an Opportunity for a New Nigeria’.28
Analysts believe that these interventions will help in boosting the housing supply
segment of the market. Some of the interventions include the provision of N1
trillion in loans to boost local manufacturing and production across critical sectors;
and enabling the rapid recovery of the economy by focusing on critical sectors
that will generate massive employment and economic empowerment throughout

Africa Housing Finance Yearbook 2020

NIGERIA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
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200 963 599
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4.17%
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3 105 339 NGN

House price PPP$:
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that could afford this
house with ﬁnance:

68.10%
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134.21
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Property markets
In 2020, Nigeria’s score in the ease of doing business report increased from 52.9
percent in 2019 to 56.9 percent. This ranks the country at 131 out of 190. This
is an improvement compared to 146th position in 2019. Notably, there was greater
improvement in dealing with construction permits in Nigeria as the country ranks
55 in 2020 compared to 149 in 2019. However, Nigeria currently ranks 15th in
getting credit, moving three steps downward from 2019’s rank. The country is still
lagging in registering properties, with a rank of 183 out of 190. Nigeria came last
position amongst comparator economies such as the United Kingdom, Kenya,
South Africa and Uganda. Under the subnational ranking for states, it requires 11
procedures with at least 47 days to register property in Kano, while property
registration takes approximately 105 days with 12 procedures in Lagos. Getting
electricity also seems to pose challenges in the housing sector, where Nigeria was
ranked 169. Both Lagos and Kano scored zero percent in reliability of electricity
supply.30
In 2020, the price of the cheapest newly built one bedroom flat was estimated to
be ₦2.8 million (US$8 040) in an urban area.31 Typical price per square meter of
residential dwellings was reported to be ₦600 000 (US$1 553.5)32 while annual
rental price was ₦14 000 (US$36.2) in high density urban settings.33
In terms of the movement of house prices, a review of the Roland Igbinoba House
Price Index (RI Index) shows that the movement of house prices in the second
quarter of 2020 was more erratic than in the first quarter of the same year
(Q1 2020) and the same quarter in the previous year (Q2 2019).34 Price changes
were more in the negative contrary to what was observed in the first quarter.
Average house prices fell in Port Harcourt and Kaduna but were more resilient
in Lagos and Abuja.
The general poor performance of average house prices in the second quarter of
2020 is largely because of the impact of the pandemic on economic activities in
the country. Understandably, Port Harcourt and Kaduna are the worst hit. Port
Harcourt is severely affected because the economy largely depends on crude oil
whose production, distribution and sales were the most negatively affected due
to the lockdown of economic activities. The movement of house prices in Kaduna
also fell sharply due to the combined effect of the pandemic and the insecurity in
that part of the nation. House prices in Lagos showed some resilience to the
effect of the pandemic probably due to the diversity of economic activities in the
state as well as the early gradual ease off lockdown. House prices in Abuja seemed
the least affected possibly because the Federal Capital Territory (FCT) was the
first to lift the lockdown, hence economic activities quickly returned to normal in
that part of the country.
Policy and legislation
The Land Use Decree known as Decree 6 of 1978 promulgated 42 years ago by
the General Olusegun Obasanjo’s regime, is still active. The law vests all land to
each State Governor, thus hindering most Nigerians ability to acquire land.35 The
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the country; focusing on four main areas, namely, light manufacturing, affordable
housing, renewable energy, and cutting-edge research.29

5 000

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

formality of the title system hinders the land registration system as every process
and transaction requires consent from the state governor.36 Many state
governments including Lagos and Oyo states have taken bold steps towards
reviewing and regulating real estate transactions in Nigeria. While Lagos state has
created the Lagos State Real Estate Regulatory Agency (LASRERA) for the
regulation and improved documentation of real estate activities, Oyo state has
launched a digitized Certificate of Occupancy (C of O) issuance platform called
Oyo State Home Owners Charter (OYHOC) scheme.
Although there is an extant law regulating the practice of real estate in Lagos state,
currently there are over thirty thousand unregulated practitioners. These include
developers and mostly estate agents responsible for lettings. The law regulating
the practice was published in the State Gazette No 58, Vol 40 of 7th August 2007
as Law No 25 of 2007. The unregulated activities and rampant fraudulent practices
in the state especially within the low-income bracket has raised questions about
the capacity of the government to live up to its social contract of protecting the
citizens and their properties. LASRERA has created a web portal for issuance and
renewal of licenses and will maintain a register of licensed estate agents and collate
data on property transactions. The vision of the state is to provide an investmentfriendly and transparent housing sector that safeguards the interests of all
stakeholders. One way to do this is to seamlessly generate data points that help
planning and policy decisions. The back-end dashboard of the LASRERA portal
has big data that covers all tenancies in the state, upcoming housing projects, and
sales/ lease transactions.
OYHOC makes the processing and collection of C of O faster, easier and
affordable. The improved OYHOC will generate C of O’s that ease authenticity
of confirmation. In addition, the scheme also facilitates property documentation
on a government digital database for ease of confirmation and transfer, thus making
the use of properties as collateral for any financial transactions easier. The
processing and collection of Certificate of Occupancy would take only 60 days
under the OYHOC scheme. The application form would cost only ₦6 000
(US$15.5) which will be paid using recharge cards customized with OYHOC.
Meanwhile the Oyo state government will bear the price of survey and planning
permission. The government will also pay for other relevant documents for
subscribers under the OYHOC scheme.37
Further, the regulatory environment in the country is witnessing a lot of efforts
from the Nigerian Mortgage Refinance Company (NMRC). NMRC is on the road
pushing and advocating for the Model Mortgage Foreclosure Law (MMFL). The
law is aimed at eliminating the barrier of foreclosure disincentives for investors.
As of August 2020, six states have signed the law and another six are currently in
the pipeline.
Opportunities
The improved ranking of Nigeria in the World Bank Doing Business for 2020
signals progress towards a good investment climate for the country. Sustaining
and improving this ranking post pandemic will breed trust for both local and
foreign investors. The CBN recently announced its plan to inject approximately
₦500 billion (US$1.3 billion) into the housing sector. Part of this investment is to
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support existing institutions such as the Federal Mortgage Bank of Nigeria (FMBN)
to scale their operations for greater impact.

Availability of data on housing finance
Over the last twelve months, there has been a general consensus
towards improving the sharing of data within the sector. Following
CAHF’s collaboration with the NMRC and critical stakeholders in
creating a data agenda for the country, there have been several
interactions regarding the need for a data repository.

Following the pandemic, the Federal government recently announced the
Economic Sustainability Plan (ESP). The ESP’s major thrust is to ensure that Nigeria
is self-sustainable in the production and consumption of goods. The expected
outcome is to create millions of new jobs by encouraging local production, services,
innovation, and the use of local materials.38 The ESP has a bold and audacious
plan to deliver up to 300 000 homes on an annual basis. This will not only provide
job opportunities for young career professionals and artisans, but it will create
investment opportunities for entrepreneurs and tech startups who can leverage
the local production supply and value chain. The ESP is also geared towards
supporting the informal sector by creating easy access for business and company
name registration.

Following the partnership engineered by the Real Estate Developers
Association of Nigeria (REDAN) with both government and private
sector players including the FMBN, NMRC, CBN, NBS, Nigeria
Population Commission, Pison Housing Company, Value Chain Mortgage
Affordability Platform (VC-MAP) and a host of others, the Housing
Market Information Portal (HMIP) has been designated to be the data
repository for the sector. The NMRC developed and hosts the HMIP
which is a decision-making tool that supports the growth of affordable
housing and housing finance markets in Nigeria https://hmip.
nmrc.com.ng/nmrc/

Family Homes Funds (FHF) has recently been appointed by the CBN to manage
the execution of the housing component of the ESP. As part of the transaction
structure, FHF is the loan obligor and will work with the private sector with funding
of ₦200 billion (US$519 million) from the CBN at a subsidised lending rate of
not more than 5 percent per annum. The tenor of the funding is three years and
it will be guaranteed by the Federal Ministry of Finance. This transaction presents
a significant opportunity for local manufacturing and building materials
entrepreneurs and professionals. It is expected that the 300 000 units of houses
will be spread across the 36 states in the country with the ability to generate 1.5
million jobs by 2025.39

It is hoped that with the synergy created through HMIP, sector
participants will continue to see the need to engage and share data that
will be relevant for the growth and development of the housing sector.
HMIP will also help in providing the requisite market information to
investors who hitherto are always in the dark as it concerns data in the
market. This activity notwithstanding, access to data remains challenging
with key market indicators simply unavailable to investors, policy makers
and researchers.

Websites
National Bureau of Statistics https://www.nigerianstat.gov.ng/
Central Bank of Nigeria https://www.cbn.gov.ng/
Real Estate Developers Association of Nigeria https://redanonline.org.ng/
Mortgage Banking Association of Nigeria http://mban.org.ng/
Nigeria Mortgage Refinance Company https://nmrc.com.ng/
Family Homes Funds https://fhfl.com.ng/
Haggai Mortgage Bank https://haggaibank.com/
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Rwanda
Janine Ampulire Mwesigye

KEY FIGURES
Main urban centres

City of Kigali, Muhanga,
Musanze, Huye, Rubavu,
Rusizi, Nyagatare

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

948.36 Rwandan Franc (RWF)
290.14 Rwandan Franc (RWF)

Total population [b] | Urban population [b]
12 626 950 | 2 186 104
Population growth rate [b] | Urbanisation rate [b]
2.61% | 3.2%
GDP per capita (Current US$) [b]
US$802
Percentage of population below national poverty line (2017) [b]
46.0%
Unemployment rate (% of total labour force, national estimate) (2017) [b] 1.3%
Proportion of adult population that borrowed formally (2017) [b]
7.7%
Gini coefﬁcient (2017) [b]
43.70
HDI country ranking (2018) [c] | HDI country score (2018) [c]
157 | 0.54

Overview
The Rwandan National Strategy for Transformation aims to accelerate
sustainable urbanisation from 18.4 percent to 35 percent by 2024 as a key
driving factor for economic growth.1 This will be achieved by the
Government of Rwanda (GoR) developing six secondary cities2 in addition
to Kigali, the capital city of Rwanda, to decentralise socioeconomic
development to the entire country through public and private investment.
Seventy-seven percent of Kigali households live in unplanned settlements that
have narrow access pathways. Ten percent of houses in these settlements
are seriously overcrowded while a quarter of Kigali households use shared
toilets and only have access to shared, unimproved water sources.
Rwanda has continued to register progress, as evidenced by the World Bank
Doing Business reports. In 2020 Rwanda remained the second easiest place
to do business in Africa and 38th globally, a drop from the 29th position.
Improvements were also noted in the country’s rankings for starting a
business and dealing with construction permits. Although strong growth was
expected in 2020, the effects of the COVID-19 pandemic mean the economy
of Rwanda is projected to grow at only two percent in 2020, 6.3 percent in
2021 and eight percent in 2022.3 Annual inflation is projected at 6.9 percent
in 2020 from 2.4 percent in 2019. The industry sector is expected to grow
by four percent in 2020, driven by government construction projects. With
two percent growth during such unprecedented times, Rwanda would be
one of the few countries globally to register growth this year; this is on
account of mitigation strategies implemented by the government.
In response to the pandemic, the GoR launched a FRw100 billion (US$105.4
million) fund to support affected businesses through subsidised loans from
commercial banks and microfinance institutions (MFIs), and credit guarantees.
The fund targets small and medium-sized enterprises and hard-hit sectors
such as the hospitality industry. Furthermore, businesses were supported
through tax deferral and relief measures. While many interventions were
implemented to mitigate the spread and effects of COVID-19, no major
response was implemented for the housing sector and the pandemic has
continued to be a predominantly Kigali-based, or at least an urban
phenomenon.

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate [b]
Yield on 10-year government bonds
Lending interest rate (2018) [b]

US$10 122 million
9.41%
3.35%
n/a
16.52%

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

41 013
US$329.20 million
16% | 15 years | 30%
3.25%
16
509 724
184 000 000 000 RWF
457

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

n/a
1 469 445
16 241

Percentage of women who own a house alone: Total | Urban (2017) [h]
Percentage of households with basic sanitation services:
Total | Urban (2017) [h]
Percentage of households with no electricity: Total | Urban (2017) [h]
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2017) [h]
Percentage of urban population living in slums (2018) [i]

n/a | n/a

12 500 000 RWF
30m2
150 000 RWF
12 000 RWF (US$12.65)
Computer - Fully digital
38
3
7 days
0.1%
28.50

65.4% | 45.5%
66.8% | 15.5%
17.1% | 15.9%
65.1%

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

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

Rwanda Affordable Housing Authority
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

Access to finance
According to a report released in August 2020 by the National Bank of Rwanda (NBR),
growth of the banking sector loan book (outstanding loans) slowed owing to reduced
lending in the first half of 2020. Outstanding loans reduced by 14.6 percent (year-onyear) to FRw2 306 billion (US$2.43 billion) compared to a 16 percent growth in June
2019. The slowdown is attributed to weak lending, especially during the country
lockdown. The pandemic revealed the need for banks to diversify their loan portfolio,
which is currently concentrated in the mortgage sector at 34.3 percent and the trade
sector at 15 percent. However, mortgage loans had been slowing due to the prudent
lending standards of banks attributed to a loan-to-value policy implemented by the
NBR. This policy was implemented in March 2019 and requires that banks limit loan to-value rates for commercial real estate and second residential projects to 80 percent,
implying that the developers should raise the remaining 20 percent.4
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The microfinance sector continues to be an important element in the financial
sector as it reaches the majority of Rwanda’s rural population. Similar to the
banking sector, lending continued to be the main business for MFIs, with the total
outstanding credit increasing by 8.3 percent from FRw168 billion (US$177 million)
in June 2019 to FRw182 billion (US$192 million) in June 2020, compared to 12.3
percent growth registered in the previous year. This percentage decline is mainly
attributed to credit risks related to COVID-19 and weak credit demand associated
with disruption in business. Agriculture and livestock loans continue to take the
biggest share of MFI loans at 35.1 percent followed by trade at 28.7 percent and
mortgages at 13.1 percent.5
In a press release by NBR, the financial sector was reported to have remained
sound and stable at the end of June 2020. However, there were notable effects
from a slowdown of economic activity due to lockdown measures to contain the
spread of the pandemic. This resulted in a decline in demand for new loans and
an increased demand in loan restructuring. Banks restructured over 39 percent
of their loan portfolio in the second quarter of 2020, the equivalent of
FRw978 billion (US$1.03 billion) while MFIs restructured approximately 23
percent of their loan portfolio, the equivalent of FRw41.6 billion (US$43.9 million)
in the same period. The growth of outstanding loans reduced to 14.6 percent as
of June 2020 from 16.6 percent in June 2019, while new loans reduced by nine
percent during the first six months of 2020 compared to a similar period in 2019.6
The NBR has instituted monetary, fiscal and supervisory measures to support the
financial sector. These include establishing a FRw50 billion (US$52.7 million) lending
facility to support banks facing liquidity challenges; reviewing the treasury discount
bond window from five percent to four percent; and releasing FRw23.4 billion
(US$24.7 million) additional liquidity to banks. The GoR’s Economic Recovery
Fund7 and other tax incentives will support financial stability. In addition, the NBR
restricted dividend distribution in supervised financial institutions to support their
capital position.
Affordability
Access to affordable housing is listed among the key factors for promoting inclusive
urban development and promoting the right to live well for all urban dwellers. In
Kigali, approximately 54 percent of inhabitants are low income and earn between
FRw36 038 and FRw213 381 (US$38 and US$225) a month. The middle income
group represents only 21 percent of inhabitants and their monthly incomes range
between FRw213 381 and FRw642 990 (US$225 and US$678). Generally, the
housing market has largely targeted high income households, which represent less
than 12 percent of all urban dwellers earning more than FRw642 990 (US$678)
and can afford housing prices that are greater than the purchasing capacities of
other categories of urban dwellers. Consequently, most of the Kigali city inhabitants
who cannot afford formal housing prices have informally self-developed their
dwellings in unplanned areas, which take up 60 percent of residential neighbourhoods in this city.8
Housing finance in Rwanda is expensive and the housing market is at an early
stage. Mortgage interest rates are approximately 17 percent.9 This means that
only a small portion of households can afford to borrow. For most of the
population borrowing is effectively out of reach, with the result that buying a home
is also out of reach.

COVID-19 response
In a bid to manage the COVID-19 crisis, a national crisis committee of
key Ministries involved in the response was nominated and chaired by
the Prime Minister. The committee put in place a COVID-19 Joint Task
Force which implemented various measures including total lockdown
from 21 March 2020 to 4 May 2020. During this period, numerous
businesses were shut down except those selling food items.
In April 2020, the NBR reduced the Central Bank Rate (CBR) from 5.0
percent to 4.5 percent to help banks continue financing the economy.
The NBR established a FRw50 billion (US$52.7 million) lending facility
for banks at the CBR.
No government moratorium on evictions was put in place, nor was
there any documented response to informal settlements during the
COVID-19 period.

agencies operate in the country, such as Urukumbuzi, Abadahigwa ku Ntego,
Ultimate Developers Limited, Millennial Development Limited and Remote Estates,
among others. However, they tend to supply a small number of houses, hardly
meeting three percent of the annual housing demand in Kigali city.
Informal housing development entails self-help construction and is used by
approximately 40 percent of low income Kigali city inhabitants whose monthly
income is less than FRw360 378 (US$380). Most of these are original inhabitants
of the city and own land through the traditional process of inheritance.11 In
addition, middle income groups have been using the informal housing development
option to build houses they use as personal residences or rent out to tenants.
Informal housing development has resulted in the escalation of informal
settlements.12
A study by the International Growth Centre (IGC) in 2019 reports that the annual
average increase in the number of households between 2014 and 2017 was at
38 164, while the annual average number of houses built was 24 773. Therefore,
if the ratio of households to houses of 1.2 remains constant in subsequent years,
the following estimates of houses will be needed: in the medium population
growth scenario with a medium household size scenario, it was estimated that in
2018 Kigali needed 305 594 houses which will grow by 294 672 to a total number
of 600 266 houses in 2032; in the low population growth scenario, housing need
in Kigali will grow from 286 633 in 2018 to 543 138 in 2032; and in the high
population growth scenario, housing need will grow from 345 079 in 2018 to
718 205 in 2032.13
The GoR has partnered with the World Bank to access two grants. The first is
FRw90 billion (US$95 million) for urban upgrading and infrastructure, which has
been implemented. The second is for housing finance for FRw142.3 billion
(US$150 million), which has recently been approved to fund the Rwanda Housing
Financing Project.14 The main objective of this project is to expand access to longterm housing finance for the benefit of middle income segments that have limited
or no access to mortgages under the current market conditions and to support
capital market development.

Similar to many sectors, the construction and real estate sector has faced
challenges due to lockdown measures. Some of the immediate challenges included
an increase in prices of products like cement, which has made it more costly for
developers to continue existing projects. In addition, international travel
restrictions hindered entry of key products such as aluminium and tiles, and this
will affect completion times and budgets for projects. While the construction
industry was reported to be growing rapidly, having grown by 33 percent in the
fourth quarter of 2019,10 it has declined this year due to the pandemic.

Property markets
According to the World Bank Doing Business 2020 report, Rwanda remained the
second easiest place to do business in Africa and is now 38 globally out of 190
countries. Registering property in Rwanda takes only seven days, three procedures
and costs 0.1 percent of the property value, while the time taken to obtain a
construction permit dropped from 113 days to 97 days, with registration for the
building permit processed online.15

Housing supply
The formal housing sector in Kigali is generally made up of real estate agencies or
individual developers which purchase land from private landowners and develop
housing units that are then sold to the public. Some of the major formal developers
include public agencies such as the Rwanda Social Security Board and the
Development Bank of Rwanda. Various local and foreign registered real estate

A Multidisciplinary Digital Publishing Institute journal article16 revealed that the
price for a three-bedroom house ranged between FRw29 million and FRw53
million (US$30 535 and US$55 743) among the three developers interviewed.
This shows very low trends in affordability, since less than 30 percent of households
can afford a house from the housing packages proposed by real estate developers
in Kigali.17 The high property prices are attributed to the high cost of construction
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Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
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Policy and legislation
The government, through the Ministry of Infrastructure, has developed the
Urbanisation and Rural Settlement Sector Strategic Plan 2018-2024. This highlights
the need for private investment in affordable housing and the creation of an
enabling environment to increase access to housing for all Rwandans, with a target
to reduce the housing deficit by 10 percent by 2023. It further stipulates the need
to increase households’ access to mortgages through support schemes such as
guarantee funds.18 Land that is available for human settlement development
should be managed in an integrated cross-sectoral way and government assets
must be managed to create a competitive private construction industry. Lastly it
calls for integrated programme capacity.
The government is undertaking a variety of infrastructure investments and has
introduced a property tax19 to help finance these. If implemented correctly, this
tax mechanism could encourage the development of idle urban land as well as
contribute to fiscally healthier cities. This law is crucial for decentralised entities as
it will allow them to mobilise some of the resources needed to provide the basic
infrastructure for economic growth and efficient service delivery as districts
currently rely heavily on central government funding.
On 4 September 2020, the City of Kigali launched a new city master plan to be
implemented from 2020 to 2050. This introduces a flexible and incremental
approach to city development as it seeks to accommodate a 3.8 million population
by 2050, which is the estimated increase from the current 1.6 million population.
The master plan is guided by economic, social and environmental drivers. Major
changes related to housing include mixed-use houses, where one building can be
used for different purposes; a minimum of 70 houses per hectare, where the
minimum houses per hectare will increase from 25 to 70 houses; home offices,
where small business owners will be allowed to have small offices in residential
areas; flexibility in building residential houses, which will also allow improvement
of unplanned settlements without necessarily relocating residents and allowing
auxiliary residential units; and a new approach to density, which integrates mediumheight storey buildings.20
Opportunities
The World Bank, IGC, other key stakeholders and the government have
undertaken several studies on affordable housing in Rwanda. These studies have
greatly improved understanding of the key gaps and opportunities for promoting
housing in the country’s cities and provide information on how to better target
resources. Some of the completed studies include Housing Need in Kigali;21
Housing Policies in Rwanda22 and Assessing Rwanda’s Affordable Housing Sector,
among others.23
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- - - Average annual household income needed for the cheapest newly built house by a formal developer, 2019
Average annual household income using expenditure, 2019 (PPP$)

material and internal installations as well as the high cost to import them. Other
factors include high investment profits set by the real estate developers and high
salaries of the foreign engineers and local experts employed in the construction
sector.
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Source: https://www.cgidd.com/ (2020)

The Rwanda Development Board reports that the real estate sector is a key driver
of future economic growth, having contributed FRw647 billion (US$682 million)
to the national gross domestic product (GDP) in 2019.24 The real estate sector
has also shown high potential to create job opportunities in Rwanda. In 2017, the
sector supported approximately 157 000 jobs, resulting in paid labour
remuneration to the value of FRw111 billion (US$117 million). Approximately
FRw53 billion (US$58.2 million) in net indirect taxes and a gross operating surplus
of FRw129 billion was generated. The estimated direct contributions (gross value
added plus intermediate inputs) of housing construction and housing rental activity
collectively accounts for 11.5 percent of Rwanda’s GDP.25
In 2019, Rwanda registered investments worth FRw2.33 trillion (US$2.46 billion),
an increase of 22.6 percent from the previous year. While the construction sector
has attracted significant investment, it still heavily relies on importing most building
materials such as cement, tiles, manufactured steel and paint, among other things.
There is therefore an opportunity for investors to promote local manufacturing
of materials needed for construction to serve the local market and neighbouring
landlocked countries that face similar high import and transport costs.
Demand for secure, affordable housing is surging because of the fast urban
population growth – estimated at 5.75 percent annually, more than twice the rate
of overall population growth in the country.26 This, coupled with the significant
housing deficits evident in Kigali and the secondary cities, presents an opportunity
for real estate development in Rwanda.
Innovative approaches, such as the Green City Concept, have been pioneered in
Kigali city to set a new standard for affordable housing and sustainable urban
development in Rwanda and in Africa. In February 2020, the project received its
first capital injection from the German government through KfW Development
Bank worth approximately FRw10 billion (US$10.5 million). The first phase of the
project is set to kick off this year and will see the construction of 749 housing
units on 18 hectares at an estimated cost of FRw98.4 billion (US$103.8 million)
for five years, while the entire project will be developed on 620 hectares at an
estimated FRw1.4 trillion ($1.5 billion).27 A Rwanda Country Private Sector
Diagnostic report28 highlights alternative building technologies as an innovative
approach to complement traditional construction techniques and materials.
Rwanda is exploring ways to introduce several innovations to the market, either
by local companies, or joint ventures with international partners with the latter
providing the initial technical and financial input required to bring the products to
local markets.
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Availability of data on housing finance
In Rwanda data on housing is generally available but is collected by
different institutions. Data on the financial sector and its performance
is collected by the National Bank of Rwanda and reported in the
Monetary Policy and Financial Stability Statement released twice a year.
Data on economic performance is documented by the Ministry of
Finance and Economic Planning as well as the National Institute of
Statistics Rwanda. Data on property markets is also available in the
Doing Business report released annually by the World Bank.
Despite these, data on housing supply and affordability is not consistently
collected and published. However, there are recent studies available,
conducted by individuals as well as the IGC, which commissioned a study
on housing demand in Kigali in 2019 and housing policy in Rwanda in
2020. A key limitation is that these studies focused on Kigali and, while
it is important that some aspects may be similar to other districts, it is
important to get a full picture of the country.
The National Institute of Statistics conducts an Integrated Household
Living Conditions Survey or Enquête Intégrale sur les Conditions de Vie
des ménages (EICV) every three years. This survey has sections on
housing but the indicators are mainly focused on household living
conditions. It is important to note that the EICV has been a useful
reference document for other studies on affordable housing in Rwanda,
especially those by IGC. The Rwanda Housing Authority provides useful
administration data on indicators such as prices of affordable units,
construction costs and rental prices, among others.
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São Tomé and Príncipe
Joseph Tembe

KEY FIGURES
Sao Tome

Main urban centres

Overview
The Democratic Republic of São Tomé and Príncipe is an archipelago off
Africa’s west coast sharing maritime borders with Equatorial Guinea, Gabon,
Cameroon and Nigeria. It is located in the Gulf of Guinea and is Sub-Saharan
Africa’s smallest country by land surface, consisting of two main islands and
several islets, totalling 1 001km2.1 São Tomé and Príncipe had an estimated
population of 215 056 people in 2020.2 The International Monetary Fund
(IMF) describes São Tomé and Príncipe as having the defining characteristics
of a microstate, including remoteness, fragility, limited resources, and
susceptibility to climate and external shocks.3 During 2001-2014, the country
had 10 different coalition governments, and a majority government completed
its term for the first time in the 2014-2018 period. Frequent government
turnovers have hindered reforms and growth, contributing to the fragility in
the country.4 A new coalition government took office in December 2018
following parliamentary elections.
The country has a high debt level, a low ratio of tax revenue to gross
domestic product (GDP), and relies heavily on external support.5 The
economy of São Tomé and Príncipe is based mainly on subsistence agriculture
and fisheries. It relies heavily on foreign grants, which exceeded 10 percent
of GDP in recent years,6 and exports of goods amount to only four percent
of GDP.7 The country is highly dependent on cocoa, tourism and hospitality.
In 2019, cocoa exports accounted for 52.4 percent of total goods exports
and 1.6 percent of GDP.8 The large cocoa plantations in 2018 accounted for
90 percent of the farmed land and two thirds of employment.9
The IMF has estimated that the country has a “housing deficit of 60 percent”
although there is no breakdown of this.10 Furthermore, a very high
percentage (85.7 percent) of the urban population live in slums. According
to the most recent census, conducted in 2012, most Sao Tomeans own their
homes.11 Houses are primarily made from wood, with 64.8 percent using
wood for construction and 15.3 percent using reclaimed or salvaged wood.
São Tomé and Príncipe faces serious fiscal problems, although strong fiscal
consolidation measures reduced the domestic primary deficit by 2.4 percent
of GDP in 2019.12 On 6 April 2020, the government announced the first
four confirmed cases of COVID-19 and, by 25 May, positive cases had risen
to 299, of which four fully recovered and 12 died. As a preventive measure,
the government implemented a state of emergency from 17 March 2020.13

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

21.83 Dobra (STD)
12.17 Dobra (STD)

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

215 056 | 158 277
1.89% | 2.98%
US$1 995
39.1%
13.4%
n/a
30.80
137 | 0.61

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate [b]
Yield on 10-year government bonds
Lending interest rate (2017) [b]

US$429 million
2.40%
7.10%
n/a
19.90%

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

n/a
n/a
6.5% | 20 years | 50%
n/a
3
n/a
n/a
2

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

n/a
n/a
n/a

Percentage of women who own a house alone: Total | Urban (2008) [g]
Percentage of households with basic sanitation services:
Total | Urban (2008) [g]
Percentage of households with no electricity: Total | Urban (2008) [g]
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2008) [g]
Percentage of urban population living in slums (2018) [h]

n/a | n/a

1 225 000 STD
80m2
6 125 STD
240 STD (US$9.50)
Paper
170
8
52 days
10.2%
4.50

30.4% | 39.2%
43.1% | 30.2%
29.9% | 26.8%
85.7%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Banco Internacional de São Tomé e Príncipe

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

Bwaso Imobiliária
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

The COVID-19 pandemic is causing a sharp economic contraction, raising urgent
balance of payments and fiscal financing needs. The tourism sector, with direct
contribution to GDP of about six percent to eight percent has ground to a halt,
externally financed projects have been delayed, and international supply has been
disrupted. A fiscal gap has developed because of the expected drop in revenue across
all categories (except oil imports) and the increased health and social expenditures to
mitigate the impact of the pandemic.14 Inflation grew to nine percent in 2018, and
was slightly lower at 8.2 percent in the second quarter of 2019.15 Real GDP growth
in 2020 is projected to decline to -6.0 percent, compared with pre-crisis projections
of 3.5 percent. Average real growth and inflation are both revised down to four percent
and three percent respectively (compared to 4.3 percent and four percent).16
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Access to finance
The central bank (Banco Central Sao Tome e Principe) serves in a supervisory
role over the national financial system and defines monetary and exchange rate
policies in the country. It has licensed five commercial banks. These are Energy
Bank, Banco Internacional de São Tomé e Príncipe (BISTP), Ecobank São Tomé and
Príncipe (Ecobank), Afriland First Bank São Tomé and Príncipe (Afriland) and
BGFIBank.17 Two banks have been undergoing liquidation, although limited
progress has been made. The liquidator of Banco Equador completed the asset
evaluation but only sold a small portion of the fixed assets due in part to the
constraints from the small market size and the pandemic. Banco Privado (BPSTP)
lost its license due to repeated non-compliance with directives from the central
bank.18 The largest bank, BISTP, has two thirds of the total assets (65 percent) in
a highly-concentrated banking system. Afriland has 14 percent, BGFIBank has
11 percent, Ecobank has seven percent and Energy Bank has three percent.19
Most of the banks are regional players headquartered in Cameroon,Togo, Nigeria
and Gabon, and only have branches in São Tomé and Príncipe. There are 20 locally
based agencies of institutions of credit, concentrated in the district of ÁguaGrande.20
poverty,21

With 67 percent of the population living in
São Tomé and Príncipe is
not yet a mature lending market. In 2019, credit to the economy by banks
remained low as they were saddled with a large number of legacy non-performing
loans, which comprised approximately 25 percent of total loans, subsequently
exacerbated by a court system which impedes loan collection.22 In 2019, overdue
credit was concentrated in three economic sectors, namely trade, consumption
and construction/housing.23 The lending market for housing developers and retail
lenders is consequently poorly developed. In 2016, only 48 percent of people
had a savings account, seven percent of small and medium-sized enterprises had
a bank loan, and less than five percent had access to consumer loans.24 The lending
interest rate in 2018 was 19.9 percent.25 Duration of loans vary significantly, from
one year to 37 years. Interest rates earned on deposit accounts are relatively low,
at below four percent, pointing at significant spreads. The central bank interest
rate was nine percent at the end of 2019 and the average interest rate for
commercial banks was 13.31 percent.26 Credit to the construction sector is
provided mainly by one bank, and to a large extent for lending to tourism and
manufacturing. In 2018, most loans were to individuals (97 percent) although by
value, loans to firms represented 71 percent.27
São Tomé and Príncipe’s global rankings on the ability of businesses and citizens
to get credit are mixed. According to the World Bank Doing Business 2020 report,
São Tomé and Príncipe has a relatively strong score on credit registry coverage at
21.5. The country scores zero on strength of legal rights (for example, there is no
collateral registry nor priority for secured collateral holders in case of insolvency),
a five on depth of information, but zero on credit bureau coverage.28 All
indications are that little has been done to provide innovation to allow greater
access to finance for poorer citizens, and access to credit is generally considered
as low.
The financial sector infrastructure and regulation are being upgraded. To mitigate
the high risk in private sector credit, the Banco Central Sao Tome e Principe
recently upgraded its credit registry and an upgrade to the payment systems
infrastructure is also underway with support from the World Bank and the African
Development Bank. The World Bank is also assisting to develop a resolutions
manual and International Financial Reporting Standards are being implemented
over a three-year period.29 Some financial institutions have started to develop
online banking solutions such as internet banking for their customers, based on
solutions already developed in other markets. Overall, the existing infrastructure
is in an incipient phase, presenting problems of operational coverage and the need
for improvements.30
There are no statistics on the total number of mortgages available and the
microfinance sector is described as “miniscule” with two operators. However, the
BISTP website provides information on a mortgage product it has on offer. This
is for acquisition, construction, recovery or expansion of own housing and
improvement works. BISTP can finance up to 100 percent of the value of the
works or acquisition, with the option of financing up to 50 percent of the
guarantee amount. The mortgage interest rate can be up to eight percent per
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COVID-19 response
On 6 April 2020, the Government announced the first four confirmed
cases of COVID–19 and the Government subsequently decreed a
general nationwide lockdown which lasted approximately 3 months.
The central bank reduced the reference interest rate and local banking
minimum reserves, introduced flexibility on prudential ratios, increased
the grace period to a minimum of six months, revised banking fees
downward and opened a credit line to business. The central bank also
announced that the permanent liquidity facility rate would be reduced
from 11 percent to 9.5 percent.

annum or five percent with a financial guarantee. The repayment term can be up
to a maximum period of 240 months (20 years).31
Affordability
The country is ranked 137 out of 189 countries and territories in the United
Nations Development Programme’s Human Development Index (HDI).32
Between 1990 and 2018, São Tomé and Príncipe’s HDI value increased from 0.437
to 0.609, an increase of 39.3 percent.33 Estimates based on surveys for 20142019 reveal that 66.2 percent of the population live below the national poverty
line.34 The unemployment rate remains relatively high at 8.9 percent (2017).35
Joblessness mainly affects youth aged between 15 and 24 years, which has a
bearing on social stability and general economic productivity.36 Given the
restricted diversity of the economy, the government is the main formal employer.
The price of the cheapest, newly built house by a formal developer or contractor
in an urban area is Db1 225 000 (US$56 121) and the size is 80m2.37 The typical
monthly rental price for the cheapest, newly built house by a formal developer or
contractor in an urban area is Db12 250 (US$561) and the construction labour
cost per square meter for the cheapest, newly built house is Db125 (US$280).38
The total construction cost per square meter for the cheapest, newly built house
is Db4 900 (US$224). The minimum size of a residential plot in urban areas is
300m2. The typical annual rent per square meter for residential dwellings in the
main urban centre is Db4 410 (US$202).39
Housing supply
The 1975 Constitution of São Tomé and Príncipe provides under article 49 that
“all have the right to housing and to an environment of human life and the duty
to defend it” and “it is incumbent upon the State to plan and execute a housing
policy”.40 In 2018, it was announced that the World Bank would provide
approximately Db218 277 538 (US$10 million) to finance social projects in São
Tomé and Príncipe to help reduce social inequalities and fight poverty for the next
five years; half the amount will finance social housing projects, while the other half
will cover vocational training and other actions within the scope of projects
submitted by the Ministry of Employment and Social Affairs.41 São Tomé and
Príncipe Public Works, Infrastructure, Natural Resources and Environment Minister
Osvaldo Abreu announced that China will provide the country with public housing
of 200 homes over the next four years. In the first phase of the project, five threestorey buildings, together containing 60 dwellings will be built in the districts of
Cantagalo and Lobata. The project is one of three infrastructure and education
projects that China and São Tomé and Príncipe agreed to pursue in September
2018.42 The cornerstone for the construction of the five social housing buildings
was laid on 26 November 2019 at a ceremony attended by the Chinese Prime
Minister and the Chinese Ambassador to the country.43
Property markets
The World Bank Doing Business 2020 report places São Tomé and Príncipe at
170 out of 190 economies, the same position it was in in 2019. São Tomé and
Príncipe has a deeds and title registry, it takes 52 days to register property in the
country, and it costs 10.2 percent of the property value to register title, with the
quality of the land administration index at 4.5.44
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SÃO TOMÉ AND PRÍNCIPE
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

Population:

215 056

PPP$18 011

Urbanisation rate:

2.98%

PPP$12 859

Cost of cheapest
newly built house:

1 225 000` STD

House price PPP$:

PPP$100 657

Urban households
that could afford this
house with ﬁnance:

8.02%

1 PPP$:

12.17 Dobra

PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
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Policy and legislation
The government has established a National Land Use Planning and Cartography
Directorate, mainly responsible for managing and allocating land, managing natural
and protected areas, ensuring sector land distribution, and planning major
infrastructure by zones.49 São Tomé and Príncipe is also tackling the lack of
digitised information by implementing a digital Registry and Notary Information
System.50 The lack of interoperability of information systems between the
cadastre, tax administration and transport directorate is also the subject of system
reform, to avoid data duplication and support policy decisions.51
Opportunities
Conditions for growth for small, vulnerable and island-based economies like São
Tomé and Príncipe are based on macroeconomic stability, and much of this reform
is ongoing and should lead to greater economic growth if it is sustained. Economic
opportunities, especially in the tourism sector, have been identified by the
government and can be further exploited.
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Urban

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

There is some ongoing reform. According to the World Bank, São Tomé and
Príncipe has made registering property less costly by lowering property transfer
taxes.45 The country uses a title registration system and the institution in charge
of immovable property registration is Conservatória do Registo Predial de São
Tomé, however, the country does not have a comprehensive and functional
electronic database for checking for encumbrances on property.46 Transparency
of data is also hindered by a lack of online access, and there are no publicly available
official statistics tracking the number of transactions at the immovable property
registration agency. São Tomé and Príncipe has a land tenure system that is a
mixture of private land ownership and usufruct. Eighty-six percent of the land is
state-owned.47 Responsibility for the administration of urban land rests with the
Ministry of Infrastructure, Natural Resources and Environment. Not all privately
held land plots in the largest business city are formally registered at the immovable
property registry and neither are all the privately held land plots in the economy.
In addition, not all privately held land plots in the largest business city are mapped;
the same applies for privately held land plots in the economy.48
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Source: https://www.cgidd.com/ (2020)

Availability of data on housing finance
Banco Central Sao Tome e Principe, which serves in a supervisory role
over the national financial system and defines monetary and exchange
rate policies in the country, is a good source of information as it publishes
statistics and information on the banking sector in the country, as well
as annual reports. The information on this site is in Portuguese.
The National Statistics Institute of the Democratic Republic of São Tomé
and Príncipe is a source of housing data in the country but most of the
information on the website is not recent, with the most recent census
information available dated 2012. However, it does publish other recent
information such as population estimates.

Additional sources
Babb, S. (2018). Fiscal Futures & Credit Access in São Tomé and Príncipe. The
Borgen Project Blog. https://borgenproject.org/fiscal-futures-credit-access-in-saotome-and-principe/
Websites
Banco Central Sao Tome e Principe http://www.bcstp.st/
National Statistics Institute of the Democratic Republic of São Tomé and Príncipe
http://www.nber.org/
Energy Bank http://www.energybanksaotome.com/loans-services.html
BGFIBank https://sao.groupebgfibank.com/en/\
Afriland Bank https://afrilandfirstbankst.com/
Ecobank https://ecobank.com/personal-banking/everyday-banking

The reach of financial services is generally low, including banking and microfinance.
In addition, there is little in the way of innovative products to tap the market at
lower income levels – formal financial products are mainly unaffordable except
for the middle class. The need for innovation is even greater in housing finance, as
there is clear evidence that little formal housing lending happens in the country.
Given the impact of COVID-19 on the country, the priority of the government in
the medium term should be to improve the business environment to facilitate
investments into the country and, in the long term, it should put in place policies
to facilitate infrastructure development.52
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Senegal
Mamadou Diagne

Overview
The population of Senegal was estimated at 16 209 125 in 2019,1 of which
46.72 percent is urbanised and charaterised by the predominance of youth
(52.1 percent are under the age of 20). Senegal’s political and economic
capital is Dakar, which accommodates 23 percent of the population.3
The country recorded an economic growth of 5.2 percent in 2019, a decline
of 1.2 percentage points from 6.4 percent in 2018. In 2020, gross domestic
product (GDP) in the first quarter increased by 1.4 percentage points
compared to the same period in 2019 but fell by 1.7 percent compared to
the previous quarter.4 The COVID-19 global pandemic is expected to result
in the loss of more than four points of GDP. The GDP growth estimation for
2020 goes from 6.8 percent, according to the Initial Finance Act 2020 (before
COVID-19) to 2.8 percent. The real estate sector suffered a 1.4 percentage
point loss but remained largely positive at 6.7 percent.5
Senegal has a long tradition of promoting housing. It is one of the pioneers
in Africa in the production of planned housing and serviced plots. The public
real estate companies, National Moderate Rent Housing Corporation and
Cape Verde Real Estate Company, were established before independence.
Senegal was the first country in Africa to host a site and service project in
the 1970s. However, despite political and regulatory initiatives, notably the
implementation of the Housing Bank of Senegal (BHS), the enactment of laws
on housing cooperatives, and the promotion of social housing, the country
has a significant housing deficit. It was estimated at more than 300 000 units
in 2013 and since then has increased by about 10 000 units a year,6 resulting
in an estimated backlog of 370 000 units in 2020.
The cities have the largest human settlements and are also the main entry
points into the country. With their ports and airports, they were the most
affected by the COVID-19 pandemic. The region of Dakar is the most
affected with more than 70 percent of patients (9 481 out of 13 456) on
29 August 2020.7

KEY FIGURES
Main urban centres

Dakar

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

584.30 CFA Franc (XOF)
233.84 CFA Franc (XOF)

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

16 296 364 | 7 765 706
2.75% | 3.72%
US$1 447
66.2%
4.9%
6.6%
40.3
166 | 0.51

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate [b]
Yield on 10-year government bonds
Lending interest rate (2017) [b]

US$23 578 million
5.27%
1.76%
n/a
5.14%

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

25 233 (est)
US$360.49 million
7% | 25 years | 20%
1.44%
25
460 547
440 000 000 000 XOF
47

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

n/a
152 000
3 598

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

0.7% | 1.1%

10 500 000 XOF
64m2
138 814 XOF
3 237 XOF (US$5.53)
Paper
123
5
41 days
7.1%
10

56.3% | 63.4%
32.5% | 7.6%
30.2% | 29.3%
29.5%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Senegal Housing Bank (BHS)
[e] Central Bank of West African States
[f] National Comission of Land Reform

[g]
[h]
[i]
[j]
[k]
[l]

Ministry of Town Planning, Housing and Public
Hygiene (MULHP)
Société Immobilière du Cap-Vert (SICAP)
National Agency for Statistics and Demography (NASD)
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

Access to finance
Senegal is home to 25 banks and four financial institutions. This makes Dakar one of
the main financial hubs of the West African Economic and Monetary Union (WAEMU)
zone. In addition, the BHS, established in 1979, is the first of its kind in WAEMU. Interest
rates have fallen in recent years to between 6.5 percent and 10 percent. With BHS,
the average rate is 7.2 percent.
The 218 microfinance institutions8 play a crucial role in financing the country’s economic
activities. In the fourth quarter of 2019, outstanding loans of these institutions
amounted to CFA440 billion (US$753 million) for a total of 460 547 loans.9 These
microfinance institutions provide non-mortgage loans, usually for housing
improvements.
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Almost all commercial banks in the country offer mortgages. The national banking
system injects nearly CFA 50 billion (US$85.6 million) annually into housing, but
this represents only a small share of total loans in the economy as a whole.10 Also,
according to a study by the International Finance Corporation (IFC), bank financing
covers only 15 percent to 20 percent of mortgage needs and there is a question
of whether the cause is structural11 (limited bank capacity) or operational
(insufficient bankable applications).
Acceptance of loan applications is decided primarily by the applicant’s solvency,
which is determined by income and the prescribed assignable share. In Senegal,
the usually applied quota is 33 percent of income. However, some banks allow
exemptions on this rate in favor of high incomes, while ensuring that the borrower
has enough to live decently after the repayments. Another element of mortgage
eligibility is the effort rate or personal contribution, which is usually 20 percent.
Unless there is a waiver, the minimum is 10 percent. (BHS grants a waiver to its
clients, public servants whose salaries are domiciled in its institution. Borrowers
in this category may be exempt from contribution.)
Housing is a social property that everyone wants to acquire and preserve. This,
coupled with the nature of the guarantee (mortgage on the product), means that
the default rate is generally well contained. The BHS default rate is 2020 is 1.09
percent,12 while the Central Bank of West African States (BCEAO) reports a 5.2
percent rate of deterioration for all bank loans in Senegal for April 2020.13
In addition to mortgages, financial institutions provide credit to developers and
housing construction companies. The promoters are financed in the form of
revolving credits to cover their needs before reaching the financial autonomy that
comes after the break-even point marking the balance between investment
disbursements and marketing cash flow. As for companies, they benefit from
advances of funds from the banks against the collateral of their work contracts.
As part of the response to the pandemic, the state has also put in place a
mechanism for banks to inject financing of around CFA200 billion (US$342 290)
in the form of cash credits or investment for companies.14
Affordability
Housing affordability in Senegal is a controversial issue. The lack of supply means
that all products put on the market by end up being sold. It is rare to see serviced
plots or turnkey dwellings remain unsold for a long time because, as a last resort,
the most difficult assets to acquire are bought by real estate investors which will
lease them.
According to the National Agency for Statistics and Demography (ANSD), the
most common housing occupancy is property (70 percent) and rent (23.3
percent), while 3.4 percent are housed free of charge.15 In the Plateau district of
downtown Dakar the average monthly rent for a three-bedroom apartment is
CFA1.6 million (US$2 735),16 while the monthly rent for a newly built dwelling
in the extension areas of the Dakar metropolitan area is CFA138 814 (US$238).17
This is the average for the first five months of 2020 and reflects a 24.1 percent
decrease compared to the same period in 2019.18 This relatively large decline in
the first half of 2020 could be attributed to the uncertainty of the economic
outlook created by the COVID-19 pandemic.
Due to relative household poverty (the poverty index was at 37.8 percent in
2019),19 almost all the products currently listed by real estate developers are
financially inaccessible for the vast majority of those looking for a property. A loan
on the best terms from the banks to acquire the cheapest housing currently
available on the market would require a monthly income of about CFA232 000
(US$397),20 which excludes 70 percent of potential applicants. As 80 percent of
the homes currently on the market cost more than CFA20 million (US$34 229),21
it would require a monthly income of CFA444 966 (US$762), excluding also more
than 80 percent of housing applicants.
This shows how distorted and selective the real estate market is. To mitigate the
effects of this, the government has initiated a project of 100 000 housing units
over five years. Through this project, the state intends to provide support to the
housing sector, which can reduce the costs by up to 38 percent (half in developed
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COVID-19 response
The state, in partnership with the banking sector (BCEAO and
commercial banks) has set up a financing mechanism for companies
affected by the COVID-19 crisis. “The aim of this was to enable
companies in the most vulnerable sectors to access the necessary
resources, in terms of interest rates and maturity that take into account
their situations, enabling them to meet urgent needs.”35 Initiatives
include the payment of CFA302 billion (US$516.9 million) debt owed
to government suppliers, CFA100 billion (US$171.1 million) financial
support for the most affected sectors, and the distribution of basic food
kits to one million poor households, the majority of whom live in
disadvantaged urban and rural neighbourhoods.36
The government created the COVID-19 Pandemic Response and
Solidarity Fund. This fund, worth CFA1 trillion (US$1.7 billion), is being
used to fund the Economic and Social Resilience Programme to improve
people’s living and housing conditions, including the distribution of food
to one million vulnerable households, also in poor urban
neighbourhoods, and payment by the state of bills covering two months
of electricity and water consumption for all.37
As part of the response to the pandemic, the state has also put in place
a mechanism for banks for financing of around CFA200 billion
(US$342 290) in the form of cash credits or investment for companies.38
The government also deferred payment of taxes until 15 July 2020 for
the entire population. In the housing sector, it invited landlords and
homeowners to refrain from processing evictions during the state of
emergency and agreed to support two months of consumption of
electricity and water bills.

land, the other half in the form of tax facilities).22 Nevertheless, the cheapest
housing is expected to cost CFA10 million (US$17 114), excluding taxes, and will
only be accessible to 30 percent of households.23
Housing supply
The government’s 100 000-houses project includes benefits related to facilitating
access to land and tax incentives, and includes a framework agreement with
developers. The agreement stipulates that 50 percent of the allocated area is
reserved for social housing costing less than CFA12 million (US$20 537), and
20 percent of the area for economic housing costing less than CFA20 million
(US$34 229). The framework agreement is complemented by specifications on
minimum technical and comfort requirements for social housing (two-bedroom,
living room with a minimum of 60m2 built) taking into account the size of
households in Senegal. While more than half of Dakarians live in households with
less than 10 people, most households outside Dakar have 10 or more people,
with 64.2 percent living in rural areas and 56 percent in urban areas.24
As part of this ambitious project, the government has identified thousands of
hectares in the urban area within the Dakar-Mbour-Thiès triangle and in other
localities in the country. In addition, in 2020, the state has set up two support
structures: the Society for Land Development and Urban Renovation (SAFRU)
and the Fund for Social Housing (FHS). The latter will be financed, among other
things, by the payment of the parafiscal tax on cement and other materials. FHS
resources will be used to support supply by financing development and demand
through loan guarantees as well as interest rate enhancements.25
However, overall supply of housing is variable and not sufficiently controlled due
to the dominance of informal activity in the market. Supply is still concentrated
in the Dakar metropolitan area and mainly composed of villas with three or four
main rooms. Supply was only about 5 000 units a year before the implementation
of the Senegal Emerging Plan in 2014. Housing supply increased to 8 861 housing
units a year in 2019, comprising 5 263 serviced plots and 3 598 housing units of
parapublic and private developers, including those in the urban hub of
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SENEGAL
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

Population:

16 296 364

Urbanisation rate:

3.72%

Cost of cheapest
newly built house:

10 500 000 XOF

House price PPP$:

PPP$44 903

Urban households
that could afford this
house with ﬁnance:

83.14%

PPP$24 546

PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000

PPP$12 187

PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)

1 PPP$: 233.84 CFA franc
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Nevertheless, housing production is still mainly insufficient in relation to demand.
The reasons for this paradox are found in the high cost of construction, the
poverty of households, the constraints related to land, and less interest by
developers in low-end housing.
Property markets
Despite the huge housing deficit, the Senegalese residential real estate market is
active. However, it suffers from a lack of reliable and up-to-date data because,
apart from the ANSD statistics, usually from housing censuses, there is no recent
study of the housing market in Senegal. In reality, there is confusion between the
need for housing and the actual demand for housing (in the commercial sense of
the term) and whether it is property to acquire or to rent.
Prices vary widely (from single to quadruple) from one area to another in the
Dakar metropolitan area. For example, to acquire housing, the selling prices per
square metre vary from an average of CFA238 618 (US$408)27 in the new
extension zones to more than CFA1 000 000 (US$1 709)28 in the city centre of
Dakar.
There are also huge constraints on access to land. The registration of land on the
national domain follows a long procedure involving the local authorities; the
decentralised services of the state (departmental services for cadastre, urbanism,
domains and others); the Directorate General of Taxation and Domains (which
provides the secretariat for the Government Operations Control CommissionCCOD); the ministry in charge of domains (which prepares the report for the
presentation of the draft registration decree); and the Presidency of the Republic
(for the signature of the registration decree by the President of the Republic).
Despite the legislation in this area from 1964, including the law on the National
Domain Act, which marks the implementation of modern/regular land tenure, the
traditional method of tenure by communities persists. The co-existence of these
two regimes (formal/informal) explains the small number of formally created land
titles. By 2014, only 152 000 land titles29 had been issued, accounting for less than
eight percent of households in the country. Since then, significant efforts have
been made to create property title deeds. For example, the Property
Conservation and Land Law Offices of Ngor and Pikine,30 located in the Dakar
region, saw a significant increase in the creation of new land titles between January
and July 2020. At the Ngor Office, 2 420 titles were created between January
and August 2020 out of a cumulative 22 810 titles registered on the land book, an
increase of more than 10 percent in eight months.31

300

350

Urban

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

Diamniadio.26 The Diamniadio hub, one of the country’s 27 urban hubs, is a new
city project in the Dakar region where 40 000 housing units will be built by 2030,
many of them in apartments. The first five-year phase (2014-2018) of this project
involved 15 000 dwellings but was delayed in its implementation.

250

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

There is some information on land management through the Land Management
Support Project. In addition, some Land Conservation offices have begun
computerised entry of land data. However, land management is still mainly
dominated by the manual listing of titles. For the procedure to transfer a title, for
example, from the purchase of an already registered property, Senegal recorded
a score of 58.3 points out of 100 in the World Bank Doing Business 2020 report.32
Policy and legislation
Senegal's housing policy took a significant turn in 2020 with the organisation of
the 3rd International Housing Fair (SENHABITAT DAKAR), the creation of SAFRU
and FHS, and the holding of the Presidential Council on Housing.
The state does not directly intervene in the construction of housing. This is left
to parapublic and private real estate developers, cooperatives and households
(self-construction). However, the state has tried to create a conducive
environment by liberalising the profession of real estate developer, creating the
BHS, framing housing cooperatives, establishing the Housing Guarantee Fund, and
passing the Law 2016-31 of 8 November 2016 under the Social Housing
Orientation Act.
In addressing costs and access to land, the 100 000-housing project plans to
reduce costs through local production of building materials and reserves 50
percent of the land for units costing less than CFA12 million (US$20 537). Also,
the Presidential Council of 20 August 2020 has established a single window to
initiate land and administrative procedures for developers selected for this national
project.
Opportunities
The huge housing deficit in Senegal indicates considerable potential. The 100 000housing project revealed an over-demand of more than 110 percent: 213 744
eligible applications were registered for a projected bid of 100 000 units.33 In
addition, the 100 000-housing project requires an annual bank financing of CFA200
billion (US$342.3 million) while banks currently finance houses up to CFA50 billion
(US$85.6 million).34 This is a real opportunity for financial institutions willing to
provide mortgages.
Other opportunities are the construction of rent-to-own housing and the
production of serviced plots for self-construction, self-financing and incremental
construction. These opportunities are justified by the fact that certain segments
of the market, especially those earning less than CFA115 000 (US$197) a month
(corresponding to the first five deciles of the income scale) will have difficulty
accessing property built through a mortgage.
Senegal’s political stability, its freely convertible currency and controlled inflation
(around one percent) are also strengths. However, the country remains largely
dependent on imports and still faces the high cost of inputs such as fuel and
electricity.
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Websites
Central Bank of West African States www.bceao.int
Directorate of Regulation and Supervision of Decentralized Financial Systems
www.drs-sfd.gouv.sn
Microfinance Directorate www.microfinance.sn
Cape Verde Real Estate Company www.sicap.sn
National Agency for Statistics and Demography www.ansd.sn
National Moderate Rent Housing Corporation www.snhlm.sn
Housing Bank of Senegal www.bhs.sn
MaMaison www.mamaison.sn
Senegalese Real Estate www.senegalaisedelimmobilier.net
African Development Bank www.afdb.org
Directorate of Regulation and Supervision of Decentralized Financial Systems
www.drs-sfd.gouv.sn
Central Bank of West African States www.bceao.int
Ministry of Economy, Planning and Cooperation, Business Support Measures
www.covid19.economie.gouv.sn
Microfinance Pulse Fund www.fimf.sn

1

2
3
4

5

6

7

8

9

10

11
12
13

14

15

16

17

ANSD 2020. Population of Senegal 2019. National Agency for Statistics and Demography.
http://www.ansd.sn/index.php?option=com_ansd&view=titrepublication&id=30 (Accessed 28 August 2020).
Pg. 4.
Ibid. Pg. 5.
Ibid. Pg. 20.
ANSD (2020). Senegal's economic growth stood at 5.2%, after 6.4% in 2018. National Agency for Statistics
and Demography. 30 March 2020. http://www.ansd.sn/index.php?option=com_content&view=article&
id=589:2020-03-30-08-26-41&catid=56:depeches&Itemid=264 (Accessed August 29, 2020). Pg. 1.
Ministry of Economy, Planning and Cooperation (2020). National and International Mobilisation Economic
and Social Resilience Program for the COVID-19 Pandemic Response and Solidarity Fund, April 2020. Pg. 11.
Ministry of Town Planning, Housing and Public Hygiene (2020). Zero Slum Programme. Presentation given
on 13 August 2020 at the Presidential Meeting on Housing. E-mail correspondance with Dr Serigne Matar
KA, Technical Advisor to the Director General for Housing and Construction, 24 August 2020.
Ministry of Health and Social Action (2020). Coronavirus: Region and District breakdown of COVID-19
contamination cases in Senegal from 29 August 2020. http://www.sante.gouv.sn/mediatheque/phototheques/
coronavirus-r pour centC3 pour centA9partition-par-r pour centC3 pour centA9gion-et-district-des-cas-decontamination-76 (Accessed 30 August 30 2020). Homepage.
Directorate of Microfinance (2015). Microfinance Sector Policy Document and Action Plan 2016-2020.
Table 1. December 2015. http://www.microfinance.sn/app/uploads/2019/07/LPS_Microfinance_20162020.pdf (Accessed 16 August 2020). Pg. 11.
Department of Finance and Budget (2020). Note on the situation of the SFD. Fourth Quarter 2019.
https://drs-sfd.gouv.sn/sitedrs/wp-content/uploads/2020/02/NOTE-TRIM-4-2019.pdf (Accessed 16 August
2020). Pg. 12.
Ministry of Town Planning, Housing and Public Hygiene (2020). Zero Slum Programme. Presentation given
on 13 August 2020 at the Presidential Meeting on Housing. E-mail correspondance with Dr Serigne Matar
KA, Technical Advisor to the Director General for Housing and Construction, 24 August 2020.
IFC (2020). Housing Market Study in Senegal. International Finance Corporation. Pg. 60.
Email communication with Mamadou Gueue, BHS, 10 August, 2020.
BCEAO (2020). Bulletin. Central Bank of West African States. https://www.bceao.int/sites/default/files/202007/Bulletin pour cent20Mensuel pour cent20des pour cent20Statistiques pour cent20Juin pour cent202020
pour cent20 pour cent281 pour cent29.pdf (Accessed 15 August 2020). Pg. 60.
Ministry of Economy, Planning and Cooperation (2020). Economic and Social Resilience Program. National
and international mobilization for the COVID-19 Response and Solidarity Fund. Pg. 19.
National Agency for Statistics and Demography (2020). Summary Note No 5. Household Habitat
Conditions: Lighting Elements in Pandemics linked to COVID 19. Pg. 4.
MaMaison.sn. Houses for rent. https://www.mamaison.sn/maisons-a-louer/plateau/2-chambres (Accessed
2 September 2020).
ANSD (2020). Monthly Economic Statistics Bulletin for May 2020. Table IV.2-2 (continued), line entitled:
Monthly gross rent of a hard house, insulated with internal toilets. National Agency for Statistics and
Demography. https://www.ansd.sn/ressources/publications/Bulletin_mai_2020.pdf (Accessed 17 August 2020).
Pg. 54.

206

Availability of data on housing finance
The following are the main sources of housing data and statistics in
Senegal.
n ANSD is the main source of statistical data for the building and
public works and housing sectors. ANSD collects and publishes its
data through censuses, surveys and studies.
n The BHS collects its data from developers and clients receiving
loans.
n The Directorate of Regulation and Supervision of Decentralized
Financial Systems collects data from microfinance institutions.
n BCEAO collects its data from commercial banks.
n The African Development Bank publishes socioeconomic data on
African countries.
The main data challenges are related to lack of specificity (data are often
global and not disaggregated by sector or subsector), the lack of regular
updates and sometimes unreliable nature of the data provided.
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Seychelles
Badienzele Isaiah Mutombo, Durban University of
Technology

Overview
Seychelles is a small island developing state with a population of 97 625.1
The country comprises of 115 islands, with a land surface area of 459km2.
Seychelles is land scarce, having little land in absolute terms.2 The country is
56.7 percent urbanised and this is projected to rise to 70 percent by 2050.3
The population figures pose immense pressure, particularly in the coastal
zones, from increasing demand on housing, industrial development and
intensive agricultural practices.4
Seychelles mainly depends on tourism and fishing.5 The country is projected
to have a gross domestic product (GDP) growth rate of 3.3 percent in 2020
before rebounding to 4.2 percent in 2021, while a continuing prudent
monetary stance will keep inflation at around three percent in 2020 and
2021.6 The lending rate (effective average interest rate) was 11.86 percent
at the end of May 2020.7 The Human Development Index placed Seychelles
at 62 out of 189 countries and territories and gave it a score of 0.801 in
2018.8 Only 0.25 percent of the population live on Rs22.1 (US$1.25) or less
a day,9 with a Gini coefficient for gross income at 0.47.10 The unemployment
rate was 2.4 percent in the third quarter of 2019, indicating a tight labour
market consistent with the strong macroeconomic indicators.11
As a result of the COVID-19 pandemic, on 20 March 2020 Seychelles
announced12 a reduction of loan repayments for six months and the tax
payments due in March were postponed until September. The Central Bank
of Seychelles (CBS) reduced the policy rate by 100 basis points to four
percent on 23 March 2020. The CBS also provided a credit facility of
approximately Rs635 million (US$36 million) to assist commercial banks with
emergency relief measures to assist businesses and individuals struggling with
the financial impact of the pandemic. In addition, the CBS provided a limited
credit resource to the government of up to Rs500 million (US$30 million).
Access to finance
Seychelles has a well-developed financial system overseen by the CBS and
the Financial Services Authority. Its structure comprises the CB, traditional
commercial and offshore banking institutions as well as specialised financial
institutions and foreign exchange offices.13 Nine banks operate in Seychelles,
of which seven (with two having a minority of shareholders in Seychelles)
are privately owned. The government of Seychelles has majority ownership
in the other two.14 There are 10 mortgage providers with a prevailing

KEY FIGURES
Main urban centres

Victoria

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

13.63 Seychellois Rupee (SCR)
7.49 Seychellois Rupee (SCR)

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

97 625 | 55 762
0.89% | 1.64%
US$17 401
39.3%

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate [b]
Yield on 10-year government bonds
Lending interest rate (2018) [b]

US$1 699 million
4.71%
1.81%
n/a
12.60%

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

n/a
US$69.27 million
10% | 20 years | 20%
4.30%
10
9 072
1 385 000 000 SCR
1

3.9%
n/a
45.90
62 | 0.80

n/a
Total number of formal residential dwellings in the country
25 931
Total number of residential properties with a title deed (2019) [f]
340
Number of formal housing units built in this year [i]
Price of the cheapest, newly built house by a formal developer or
1 359 571 SCR
contractor in an urban area in local currency units [k]
Size of cheapest, newly built house by a formal developer or contractor
150m2
in an urban area (2019)
Typical monthly rental for the cheapest, newly built house [l]
39 226 SCR
Cost of standard 50kg bag of cement in local currency units (2019) [m] 100 SCR (US$7.34)
Type of deeds registry: digital, scanned or paper [n]
Computer/Fully digital
World Bank Ease of Doing Business index rank [n]
100
Number of procedures to register property [n]
4
Time to register property [n]
33 days
Cost to register property as share of property price [n]
7.0%
World Bank DBI Quality of Land Administration index score (0-30) [n] 21.00
Percentage of women who own a house alone: Total | Urban [o]
Percentage of households with basic sanitation services:
Total | Urban [o]
Percentage of households with no electricity: Total | Urban [o]
Percentage of households with 3+ persons per sleeping room:
Total | Urban [o]
Percentage of urban population living in slums [p]

n/a | n/a
n/a | n/a
n/a | n/a
n/a | n/a
n/a

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] World Bank Doing Business Country Proﬁle 2018
[e] Central Bank of Seychelles
[f] World Bank Southern Africa: Doing Business 2019
[g] Absa Bank Seychelles
[h] International Monetary Fund (IMF)

[i]
[j]
[k]
[l]
[m]
[n]
[o]
[p]

National Bureau of Statistics
Ministry of Finance
Premium Reality
Arriva Real Estate
Lafarge
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

11 percent mortgage rate and an average mortgage term of 20 years,15 with a
mortgage to GDP ratio of 4.3 percent.16 All nine banks provide deposit and lending
services including mortgage services. As of December 2019, the effective lending rate
declined by 22 basis points, from 12.58 percent in the previous year to 12.36.17
Seychelles banking system’s credit risk recorded a decline on account of a reduction in
non-performing loans (NPLs). The NPLs to gross loans ratio increased by 1.8
percentage points to settle at 26 percent at the end of October 2019, while the ratio
stood at 2.9 percent.19 The NPL ratio has been low and relatively stable at three
percent although it is set to rise markedly in 2020. In terms of sectors, the highest
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growth in NPLs was recorded in mortgage loans, private households and real
estate, which was by Rs6.1 million (US$345 687), Rs4.7 million (US$266 349) and
R4.3 million (US$243 681) respectively.20
An estimated 94 percent of Seychellois use banks in the country. Seychelles also
has three non-banking financial institutions which include the Seychelles Credit
Union, a savings and credit cooperative society and the Development Bank of
Seychelles,21 which provides flexible financing for businesses and projects to
promote economic growth and employment. The Housing Finance Company
Limited (HFC) is a government-owned company providing financing to Seychellois
to purchase land, construct homes, and finance home improvements. The HFC is
likely to be the country’s largest mortgage provider.
The HFC also offers three types of home loans to Seychellois: Housing Loan
Scheme, 2nd Housing Loan Scheme, and House Extension Loan. The Housing
Loan Scheme is for clients who want to build on a plot of land they own, or for
those who want to buy a home. The maximum loan amount granted under this
scheme is Rs1 200 000 (US$68 004). The eligibility for this loan is to be employed
and earning less than Rs30 000 (US$1 700) a month. There is no minimum
qualifying income, though in practice loans are not affordable for those who earn
less than Rs6 000 (US$340) a month. The loan amount is calculated based on a
client’s net income, with the repayment amount being calculated at 30 percent to
40 percent of the net income or combined net income. The maximum loan
repayment term is 23 years, and the loan must be repaid before the client reaches
63 years of age. The 2nd Housing Loan Scheme is for clients who are building on
their parents’ property or other property on which they have permission to build.
The maximum loan amount is Rs550 000 (US$31 169) granted to clients
employed and earning less than Rs30 000 (US$1 700) a month. The House
Extension Loans are intended to help clients renovate their houses. For general
renovations, the maximum loan amount is Rs350 000 (US$19 834). The maximum
loan period is five years (which can be extended to seven years under special
circumstances). Applicants must earn less than Rs20 000 (US$1 133) a month
per household. The repayment period is five years. Despite the existence of
commercial banks, approximately 97 percent of housing projects have been
financed through the HFC housing loans alone.
The World Bank ranked Seychelles at 144 out of 190 countries for ease of getting
credit in the 2020 Doing Business report compared to 134 in 2019 and 133 in
2018.22 A credit bureau needs to be set up and collateral and bankruptcy laws
reinforced to protect the rights of borrowers and lenders and to bolster lending.
The aggregate stock of outstanding credit grew by 4.3 percent in 2019 as an
increase in credit to the private sector due to an increase of Rs22 million
(US$1.2 million) in the subcategory “mortgages”.23 An analysis of the sectoral
distribution of credit indicated that credit allocated to “mortgages” representing
15 percent rose by 30 percent, Rs283 million (US$16 million).24
The investment portfolio of the insurance industry consisted of six components,
with the real estate sector (property, land and buildings) accounting for the largest
share of 45 percent of total investments.25 Consequently, the insurance sector’s
exposure to real estate shocks remains relatively high.
Affordability
The contraction in tourism-related activities and underperforming dividends are
the main factors impacting revenues, which would bring the total revenue
(excluding grants) to GDP ratio to 31.6 percent in 2020, compared with
37.7 percent in the pre-pandemic budget.26 Therefore, demand for housing is
unlikely to taper in the medium term as rural to urban migration is set to increase
in the years to come.27
Seychelles makes subsidised mortgage loan facilities available for families seeking
to purchase or build their first home. HFC offers a range of end-user products
promoting housing affordability.28 Between 2015 and 2019, approximately 5 500
loans were made available by the HFC. A Home Savings Scheme enables
Seychellois to have a minimum deposit of 10 percent to qualify for governmentconstructed housing (the current purchase price of government subsidised housing
is approximately Rs450 000 (US$25 502). If the affordability of the 10 percent
deposit is a problem, prospective beneficiaries must demonstrate that they can at
least save 10 percent of their monthly income.
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COVID-19 response
As a result of the COVID-19 pandemic, a two month lockdown was
imposed during March and April 2020. On 28 April 2020 the President
announced the lifting of some of the measures that were put in place
to curb the spread of the pandemic. All restrictions on the movement
of people were lifted in May, schools were reopened and shopping hours
were extended. Travel restrictions ended on 1 June 2020 when the
airport reopened. The tourism industry has been heavily impacted by
the pandemic, with restricted air travel and with cruise ships only being
allowed to dock again at Port Victoria at the end of 2021.
On 20 March 2020 Seychelles announced a reduction of loan
repayments for six months and the tax payments due in March were
postponed until September. The Central Bank of Seychelles (CBS)
reduced the policy rate by 100 basis points to four percent on 23 March
2020. The CBS also provided a credit facility of approximately Rs635
million (US$36 million) to assist commercial banks with emergency relief
measures to assist businesses and individuals struggling with the financial
impact of the pandemic. In addition, the CBS provided a limited credit
resource to the government of up to Rs500 million (US$30 million).
The CBS announced that commercial banks, the Development Bank of
Seychelles, and the Seychelles Credit Union have agreed to consider a
moratorium of six months on the repayment of principal and interest
on loans, to assist businesses in impacted sectors. The six-month
moratorium may also apply to individuals.
There was no response from government in terms of informal
settlements.

In addition, Seychellois families have been able to acquire their own homes at a
subsidised rate through a long-standing social housing scheme. The 2019 National
Budget was accompanied by a government commitment to deliver 143 plots of
land and 406 houses in 2019, and 72 plots of land and 32 houses in 2020. The
government has been looking at different options for ensuring that more houses
are built in the next six years. As part of the process, the government has engaged
with bilateral partners to finance the construction of 3 000 houses.
Housing supply
Seychelles Vision 2033 presents a view of the housing sector as “a dynamic real
estate sector driven by the private sector and supported by Government that
delivers affordable, diverse and quality homes”.29 A population and housing census
conducted in Seychelles in 2010 showed that there were 23 770 housing units,
and 24 770 households. Regarding tenure, the number of owners was 17 158,
the number of tenants was 4 796 and the number of free occupations was
2 299.30 The Seychelles Housing Subsidy Scheme was launched in 2014 and set
up to improve access to affordable construction and ownership. To qualify for the
loan, applicants must be employed or self-employed Seychellois citizens earning a
fixed income.31
Seychelles has completed and allocated 14 housing projects under the 24-24-24
project (24 houses in 24 districts in 24 months) launched in 2017.32 As at July
2020, as announced by the housing ministry, more than half of the projects have
been delivered (326 units out of 575). The government has provided 340 families
with keys to their new homes.33
In the 2020 Budget, the government announced plans to deliver 209 new homes
to families in 202034 and to have completed 286 plots. Furthermore, through the
Property Management Corporation (PMC), the government will finance another
Rs200 million (US$11 million) worth of projects, done through a bond issued by
the PMC in January 2020, for five years at a five percent interest rate.35
Property markets
Vision 2033 on the housing sector aims to provide stimulus for the real estate
market to adequately cater for the growing needs of a diverse and dynamic
population.36 The real estate market and infrastructure have interesting
opportunities. As per the Premium Realty insight opinion on Seychelles, land and
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SEYCHELLES
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
PPP$23 001 – PPP$40 000

PPP$55 136
PPP$34 120

Population:

97 625

Urbanisation rate:

1.64%

Cost of cheapest
newly built house:

1 359 571 SCR

House price PPP$:

PPP$148 788

Urban households
that could afford this
house with ﬁnance:

56.23%

1 PPP$:

7.49
Seychellois rupee

PPP$12 001 – PPP$23 000
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PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
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<PPP$800
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2

4

6

Urban

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

property prices in the capital vary considerably depending on location. Property
prices approximate or start at Rs2.1 million (US$160 000), while the average price
for land with no view was Rs988 (US$56) per square metre and the average price
for prime beachfront properties was Rs29 804 (US$1 689) per square metre.37
The average price of residential real estate in Seychelles is now in the range of
Rs52 938 (US$3 000) to Rs79 407 (US$4 500) per square metre.38
A 150m2 property costing Rs3 176 280 (US$180 000) might typically rent for
around Rs12 352 (US$700) a month. This is equivalent to a yield of 4.7 percent.
Larger properties produce lower yields, as is typical in most places.39 Monthly
rent varies from Rs13 745 (US$778.92) to Rs21 877 (US$1 239.75) for a single
bedroom in the city centre; Rs27 490 (US$1 557.85) to Rs41 626 (US$2 358.97)
for a three bedroom in city centre, while buying an apartment in the city centre
varies from Rs13 663 (US$774.28) to Rs33 044 (US$1 872.58) per square
metre.40 The mortgage interest rate varies from 6.50 to 15 percent yearly for
20 years fixed rate.

8

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

Policy and legislation
Seychelles “new property exchange policy” comes into application on 1 August
2020.49 This policy focuses on houses and land owned by the government and
will be managed by the PMC. It covers the following transactions: exchange of
government houses managed by the PMC for government land; exchange of
government houses managed by the PMC for government houses managed by
the PMC; selling of previously purchased government houses to government;
exchange of land bought or obtained privately for houses; exchange of land for
land; and exchange of land plus houses for land or houses.
The Seychelles Planning Authority is in charge of statutory physical planning
functions for the country. The Authority regulates physical development on land.
The planning system is based on and governed by the following legislation: the
Town and Country Planning Act of 1972; the Land Reclamation Act (Cap. 106);
the National Monuments Act (Cap. 140); and the Civil Code of Seychelles Act of
1976.50

A total of 25 931 houses were counted in the 2010 census, of which
approximately 92 percent were occupied.41 The occupied dwellings comprised
24 770 households, indicating that around 1 000 households live in shared
dwellings. The household size (number of persons) ranges from 2.9 on outer
islands to 4.5 in the Roche Caiman district.42 The proportion of dwellings
constructed of stone or blocks increased from 29 percent in 1971 to 85 percent
in 2010.43

In 2010 the government adopted the Seychelles Investment Act No. 31 of 2010,
which sets up the Seychelles Investment Board. The Seychelles Investment Board
aims to protect the rights of investors, both domestic and foreign, while reserving
certain economic activities for domestic investors.51 On 4 April 2014, the
Seychelles government adopted a new policy on the sale of land to foreigners,
which enables non-Seychellois to acquire freehold land which is held in private
ownership only.

There are only 10 licensed estate agents in operation where clients can go for
their respective transactions.44 However, an increasing number of unlicensed
individuals or informal estate agents undertake licensing activities as real estate
agents. The World Bank Doing Business 2020 report ranks Seychelles 100 out of
a total of 190 economies. It is ranked 106 for dealing with construction permits
and getting the construction permit requires 16 procedures, takes 113 days and
costs approximately 0.3 percent of the property value.45 Seychelles was ranked
65 out of 190 countries in the World Bank’s 2020 Doing Business report for the
“ease of registering property” indicator, down from 62 in 2019. The four
procedures to register a property take 33 days and cost seven percent of the
property value.46 Seychelles has a land registry dual system (titles and deeds) in
place based on an electronic database that records boundaries, checks plans and
provides cadastral information.47

Opportunities
Investors invested in the local housing market sector are advised to stay in the
country for as long as possible to control all levels of work, so that in the future
they can guarantee the quality of construction or have a reliable local partner.52
For any investment project, the Seychelles Investment Bureau assists with
investment and commercial projects, including with real estate.

Due to COVID-19, the CBS announced that commercial banks, the Development
Bank of Seychelles, and the Seychelles Credit Union have agreed to consider a
moratorium of six months on the repayment of principal and interest on loans, to
assist businesses in impacted sectors. The six-month moratorium may also apply
to individuals.48

Availability of data on housing finance
Data on housing finance is readily available in Seychelles. Financial sector
information is regularly published by the Central Bank of Seychelles, the
Ministry of Finance and the Financial Services Authority. The Ministry of
Habitat Infrastructure and Land Transport and the National Bureau of
Statistics provide data on housing and national surveys when they are
conducted and available. They also provide useful statistical information
on the economy of the country.
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Websites
Seychelles National Bureau of Statistics https://www.nbs.gov.sc
Central Bank Seychelles https://www.cbs.sc/
Seychelles Financial Services Authority https://www.fsaseychelles.sc
Seychelles Planning Authority http://www.spa.gov.sc/
Ministry of Habitat, Infrastructure and Land Transport http://www.luh.gov.sc/
Ministry of Finance, Trade Investment and Economic Planning
http://www.finance.gov.sc/
Numbeo https://www.numbeo.com
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Sierra Leone
Dr Youssouf Keita, Centre for Economic Research and
Development

Overview
The Republic of Sierra Leone has a total population estimated at 7 650 154
in 2020.1 The urban population growth rate is 42.1 percent associated with
a population density of 106 inhabitants per km2.2 The capital city of Freetown
has one of the highest population densities in the world with 8 450 people
per km2, and a high proportion of informal settlements accounting for 35
percent of the city’s inhabitants. These are major challenges to preventive
measures against the spread of COVID-19, as physical distancing and
restrained movement may be difficult to practice in informal settlements.3
Migration from rural to urban cities also puts pressure on authorities to
address the housing crisis in the country. Freetown needs 280 000 housing
units, or 19 000 houses a year by 2028.4
Sierra Leone has a fragile economy still recovering from a decade of civil war.
The macroeconomy is mainly dependent on diamond production and has
been unstable over the last few years. Its gross domestic product (GDP) is
valued at Le42 993 116.254 (US$4.4 billion) with a GDP per capita estimated
at Le5 442 538 (US$557).5 The overall inflation rate was recorded at 15.47
percent in May 2020.6 Government gross debt culminated at 65.4 percent
of GDP.7 According to World Bank development indicators, the lending
interest rate in Sierra Leone was reported to be 17.92 percent in 2019.8
While the unemployment rate remained at 4.3 percent in 2020, the job
market remains fragile.9
The COVID-19 pandemic has adversely impacted economic activity, with
economic growth rate projected to shrink by -3.1 percent in 2020 compared
to the pre-COVID-19 projection of 4.1 percent growth.10
Since the onset of COVID-19, the Federation of the Urban and Rural Poor
(FEDURP) and the Centre of Dialogue on Human Settlement and Poverty
Alleviation (CODOHSAPA) have taken action to curb its spread.11 However,
the slums and informal settlements remain largely ignored by state
institutions.12 In April 2020, the federation put together a COVID-19
response plan aligned with the objectives of Sierra Leone Slum Dwellers
International (SDI) Alliance for COVID-19.13 This includes monitoring and
advocacy activities at settlement and civil society level to minimise threats of
eviction and counterproductive closures of essential informal services during

KEY FIGURES
Main urban centres

Freetown

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

9 771.16 SL Leone (SLL)
2 586.28 SL Leone (SLL)

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

7 813 215 | 3 319 366
5.51% | 3.12%
US$504
46.7%
4.5%
4.3%
n/a
188 | 0.41

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

US$3 941 million
5.51%
14.80%
n/a
17.92%

Number of mortgages outstanding (2019) [d]
Value of residential mortgages (Current US$) (2019)
Typical mortgage rate [e] | Term [d] | Deposit [f]
Ratio of mortgages to GDP (2019)
Number of mortgage providers
Number of microﬁnance loans outstanding (2014) [g]
Value of microﬁnance loans in local currency units (2014) [d]
Number of microﬁnance providers [h]

292
US$10.2 million
18% | 15 years | 30%
0.26%
2
3 761
4 942 579 842 SLL
25

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

n/a
n/a
n/a

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

167 400 000 SLL
45m2
4 885 581 SLL
63 000 SLL (US$6.45)
Paper
163
7
56 days
10.6%
5.50
n/a | n/a
15.5% | 26.4%
79.7% | 53.1%
36.6% | 45.6%
59.1%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Commerce and Mortgage Bank Sierra Leone
[e] Access Bank Sierra Leone
[f] First Bank Sierra Leone

[g]
[h]
[i]
[j]
[k]
[l]

Brac International
Central Bank of Sierra Leone
Regimanuel Grey Estate
Ministry of Trade and Industry
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

periods of lockdown.14 The COVID-19 response plan put together by FEDURP and
CODOHSARA in collaboration with the Freetown City Council, which aligns with
SDI’s objective to fight the pandemic, includes:
n Providing community owned and validated settlement profile; and
n Monitoring and advocacy of activities to minimise the threat of evictions.15
Access to finance
Despite the government’s commitment to narrow the gap between banks’ credit supply
and households’ demand for loans in the housing industry, the financial sector remains
difficult to access for Sierra Leoneans. As of 2018, the banking industry and non-banking
sector include 14 commercial banks, 17 community banks, 11 insurance companies,
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68 exchange bureaus, 25 credit only microfinance institutions, 95 financial service
associations, and two mobile financial service providers in the country among
other financial service providers.16
The financial sector is dominated by commercial banks with a share of Le8.5 trillion,
accounting for 24.4 percent of GDP.17 The microfinance industry expanded in
2018, becoming a major financial service provider of funds for low income earners.
This was mainly the result of government efforts to promote financial inclusion as
a tool to promote growth and long-term investments to boost the housing
development and finance industry.
Despite a larger geographical presence of microfinance institutions in comparison
to commercial banks, use of personal loans to cover housing demand is limited.
There are no data on special policy measures by the government to improve
housing conditions for the poor during the COVID-19 pandemic. However, the
Monetary Policy Committee (MPC) of the Bank of Sierra Leone (BSL) decided
to keep the monetary policy rate unchanged at 15 percent in July 2020 because
of an increasing outlook of inflation.18 Because of the lockdown imposed by the
government, prices for food and other essential commodities have been the
sources of inflation pressure in Sierra Leone.19
The economic downturn resulting from the pandemic continues to constrain
credit growth in Sierra Leone and the MPC expects that this credit shortening
will be moderated by the BSL Special Credit Facility of Le500 billion to support
specific activities such as production and distribution of essential commodities.20
This facility does not mention the housing finance sector. In the meantime, the
interest rate remains high, with potential adverse implications for investments.21
The fiscal deficit has worsened because of increased government spending against
the pandemic.22
In summary, the banking sector remains relatively stable according to BSL. This is
illustrated by the improvement in all key Financial Soundness Indicators (except
the non-performing loan ratio of 12.2 percent, above the required prudential limit
of 10 percent).23
Affordability
Acute poverty associated with poor living conditions, overcrowding, and poor
public policies in housing finance adversely affect the ability of poor people to earn
enough and afford decent housing. The prevailing political and economic
uncertainty combined with the pandemic make it difficult for banks to provide
funding to low income households to purchase or rent affordable houses. A large
majority of Sierra Leoneans therefore cannot afford decent housing.
The high cost of housing limits access to decent housing for low income earners.
Experts estimate the cost of building a three-bedroom house at between
Le146.6 million (US$15 000) and Le439 740 000 (US$45 000).24 A typical
bungalow with five rooms, built on 1.39 town lots in Wellington in Freetown is
priced at Le1.5 billion (US$140 000). A four-bedroom bungalow built on two
town lots, located off Airport Ferry Road in Freetown is estimated at Le1.8 billion
(US$180 000).25. Sierra Leone Property Solutions provided different property
prices on its website, with the cheapest price of a two-storey building constructed
on 1.1 town lot estimated at Le928 260 465 (US$95 000).
The major challenge is that construction companies and banks are reluctant to
engage low income earners as they prefer to target high earners.26
Housing supply
Sierra Leone faces challenges in providing decent affordable housing for the poor.
Although government programmes have opened a Housing Finance Scheme
through the HFC Bank, the housing built is high-end and out of the financial reach
of many. This scheme is based in part on a “city-competitive” model to make
Freetown look like other modern cities.27
In the absence of long-term public policies, poor people continue to produce poor
quality houses nationwide. The 2015 Population and Housing Census analysed
housing conditions of the population and revealed that the total stock of houses
in the country was 801 417 and that there are 1 265 468 households.28 This
indicates a housing gap of 464 051 houses.
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COVID-19 response
The COVID-19 pandemic was confirmed to have reached Sierra Leone
on 31 May 2020. By the end of April, 124 people had tested positive
and seven had died. The government announced a three-day lockdown
on 5 April, and subsequently, additional measures were imposed. On
3 May, another lockdown was announced.51
The BSL did not use an expansionary monetary policy to reduce
borrower’s costs during the pandemic, because of fear of inflationary
pressure that could further disrupt the economic variables.52 In the
absence of public policy towards a moratorium on evictions, FEDURP
and Freetown Municipality put together a strategy to prevent and quell
the spread of the virus. They engaged in monitoring and advocacy
activities at settlement and city levels to minimise threat of evictions and
counterproductive closures of essential informal services during the
lockdown.53
Because of the health emergency and planners’ limited understanding
of the fluidity of informal settlements, the preventive measures
prescribed by the government did not consider the key challenges faced
by the residents of these settlements.54 The mayor engaged with
informal communities to understand their day-to-day constraints. As a
result, the mayor considers informal settlement upgrading and relocation
as a potential solution.55

The rebels’ invasion in 1999 in Sierra Leone completely decimated approximately
5 932 homes with major destruction in the country. National statistics estimate
that almost 300 000 homes were destroyed by 2001.29 As a result, housing supply
continues to be a major challenge for the Sierra Leonean government. To meet
these challenges, the Deputy Minister for Lands, Housing and the Environment led
an investment mission to Zimbabwe in July 2019 to finalise a housing deal with a
local developer, Enhanced Mortgaging and Housing Africa (EMHA).30 A
Memorandum of Understanding was signed between EMHA and the Sierra Leone
Housing Corporation (SALHOC) in February 2020 in Freetown. According to
the deal, the two parties will work together under the Housing Development
Partnership to construct more than 100 000 social houses in both countries.31
This project is expected to kick off with the initial phase of constructing at least
50 000 accommodations in five years.32 In addition, in August 2019, the Mayor of
Freetown announced that Sierra Leone was set to begin the construction of 5 000
housing units in Freetown as part of an affordable housing project to ease the
plight of city dwellers in uncongenial habitations and poor housing conditions.33
Despite these efforts, the list of homeseekers continues to grow each year because
of the increased costs of purchasing a piece of land.
While older two-storey wooden houses have been replaced by structures built
using concrete blocks with corrugated iron roofing in Freetown, village houses are
traditionally made of sticks with mud walls and thatch or grass roofing.34
Property markets
Land administration in Sierra Leone is complicated. There are two types of land
tenure, colonial land or freehold land, and customary land or leasehold land.
Foreigners cannot own land under either of these systems but can lease for up to
99 years. There is no land titling system to validate ownership, so lease rights are
hard to secure.35 In the World Bank 2020 Doing Business indicators, Sierra Leone
is ranked 163 out of 190 countries. It takes 56 days to register a property while
it takes 51.6 days in Sub-Saharan African countries. The cost of registering
property is 10.6 percent of the property value in Sierra Leone compared to 7.3
percent in Sub-Saharan African countries.36
On average, land prices vary in relation to land size and locations. A typical town
lot (piece of urban land upon which housing can be built) in Freetown is 3 750
square feet (348 m2). A land size of six town lots is priced at Le107.5 million
(US$11 000).37 The least expensive land for sale, located at Juba Hill is priced at
Le117.3 million (US$12 000) per town lot.38
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Established before the 1990s, Sierra Leone land rights include the Non-Citizens
(Registration, Immigration and Expulsion) Act of 1965, the The Protectorate Land
Ordinance of 1927, the Imperial Statutes Act, the Town and Country Planning
(Amendment) Act No. 3 of 2001 and the Summary Ejectment Act No.6 of 2006.40
Land is classified as state, private or communal. However, most land is governed
by customary tenure in a chieftaincy system with chiefs as custodians.41 The Local
Government Act No. 1 of 2004 gives local councils the right to acquire and hold
land. The 2005 National Land Policy of 2005 promotes equal opportunity to
protect property and preserve the existing rights of private ownership.42
The increase in epidemics combined with rapid urbanisation is set to exert
enormous pressure on city authorities to provide more land for housing.43 The
Sierra Leone housing finance market is not dynamic.44 As a result of the
population density growth, the number of persons per room has increased
throughout the country. Successive governments have tried to tackle this. Like
Ghana, the GoSL has used retirement funds to invest in housing.45 The National
Security and Insurance Trust has also channeled money into home financing and
supports the Home Finance Company to provide mortgage funds for poor
people.
Opportunities
Housing Investment offers major investment opportunities that can boost GDP if
the GoSL can develop an adequate policy tool to drive foreign and domestic
investments in the housing industry in Sierra Leone.
Despite economic gains in the last decade, Sierra Leone struggles to provide basic
needs such as housing. There is a crucial need for investment in housing in the
form of upgrading or renovation of existing houses, construction of traditional and
low-cost housing, and the building of conventional and luxury houses.46 The GoSL
therefore encourages investors to get involved in housing development in the
country. The delivery of housing for the vulnerable is under the authority of
SALHOC.To tackle the problem and make cities and human settlements inclusive,
safe, resilient and sustainable, SALHOC encourages smart spending on low-cost
housing.47
The GoSL should create incentives to renovate and construct new houses.48 The
GoSL should also use tax credits to encourage a broader range of investors to
build houses for sale and private rental at affordable costs.49

PPP$61 578

Urban households
that could afford this
house with ﬁnance:

6.11%

1 PPP$:

2 586.28 Sierra
Leonean Leone

250

Urban

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

Policy and legislation
There is no orderly housing finance policy in Sierra Leone. The Sierra Leonean
legislation governing housing issues is weak. In Sierra post-conflict, there have not
been major reforms in the housing industry and the legislative framework is
outdated. However, the fast rate of urban population growth in Sierra Leone is
putting pressure on government to undertake housing policy reforms. The 1960
Freetown Improvement Cap 66 was promulgated to control building construction
in Freetown. In 1982, the Government of Sierra Leone (GoSL) established
SALHOC to promote housing access in the country. It was expected that
SALHOC could produce at least 6 500 houses for sale, lease and develop building
materials, and establish training centres.39

200

House price PPP$:

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

The cost of land is prohibitive and the GoSL and local councils are trying to
remove unnecessary regulations in land acquisition and provide finance for
projects.50

Availability of data on housing finance
Data collection and data availability in housing development and finance
is fraught with difficulties in Sierra Leone. This makes it impossible for
investors and decision-making authorities to provide a stock of housing
for the most vulnerable people. The following institutions are the major
sources for data in Sierra Leone:
n The Bank of Sierra Leone, responsible for the monetary policy,
populates data on credit and interest rate, supervises and stimulates
the banking system to loan out money to the people. However,
specific data on mortgage and mortgage rate in the housing sector
is not available.
n Commerce and Mortgage Bank, and First Bank Sierra Leone also
collect data associated with home loan mortgage finance, but this
data is not disaggregated and is kept confidential by these financial
institutions.
n Sierra Leone Property Solutions and Global Property Guide
records data on properties and sale. Most of the data can be found
on these entities’ websites.
n Urban Gateway and Construction Review registers data on public
private partnerships in the housing sector and addresses the
housing backlog in the country.
n Sierra Leone Urban Research Centre records data associated with
informal settlements during the period of COVID-19 pandemic.

Additional sources
Access Bank https://sierraleone.accessbankplc.com/pages/customersupport/Frequently-Asked-Questions/Loans/Mortgage-Loans.aspx
Zenith Bank https://www.zenithbank.com.sl/corporate-banking/investment-loans/
Airbnb https://www.airbnb.com/sierra-leone/stays
Global Property Solutions https://www.globalpropertyguide.com/Africa/SierraLeone/squaremeter-prices
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Websites
Société Générale des Banques www.import-export.societegenerale.fr
ACAPS Sierra Leone www.acaps.org
Trading Economics www.tradingeconomics.com
International Monetary Fund www.imf.org
Sierra Leone Access Bank www.sierraleone.accessbankplc.com
Bank of Sierra Leone www.bsl.gov.sl
Know Your City www.knowyourcity.info
Sierra Leone Urban Research Centre www.slurc.org
Sierra Leone Property Solutions www.sierraleonepropertysolutions.com
Global Property Guide www.globalpropertyguide.com
First Bank Sierra Leone www.fbnbanksierraleone.com
Wyse Real Estate www.wyserealestate.com
VSL Property www.vslproperty.com
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Somalia
Sireena Ramparsad

Overview
According to the United Nations and World Health Organization, Somalia is
facing a “triple-threat” of floods, drought and the COVID-19 pandemic. In
February this year, government declared a national emergency due to a locust
outbreak, which was deemed the worst in 25 years, threatening food supply
and worsened by the flooding. The United Nations High Commissioner for
Refugees (UNHCR) estimates that there are almost 2.6 million internally
displaced households living in informal settlements or camps with no access
to basic services. There are more than 2 344 camps nationally.1 In July 2020
there were 158 000 new internally displaced persons (IDPs).
Evictions pose a real threat in Somalia, with 48 000 people evicted from places
of residence in the first quarter of 2020 and 268 000 in 2019. While the
National Evictions Guidelines2 were published late 2019, a moratorium on
evictions is being advocated widely during this time of the pandemic due to
the extended risk for displaced Somalis, given the threat of community
transmissions in overcrowded IDP settlements. This is also in light of the
limited health infrastructure and professional services available in Somalia
(estimated at two healthcare workers per 100 000 people).3 The threat is
also exacerbated by risk of family separation, domestic violence against
women and children, and stigmatisation.
Somalia recorded the country’s first case of COVID-19 on 16 March 2020.
As of 16 September 2020, there were 488 active cases and 98 confirmed
deaths.4 According to the International Monetary Fund (IMF)5, a coordination committee between the World Bank, the United Nations and
Somalia’s Ministry of Health was formed to respond to the spread of the
outbreak in Somalia. A Country Preparedness and Response Plan (CPRP)
was prepared in late March. The CPRP identifies IDPs, the elderly and the
urban poor as the most affected and at-risk population groups. The CPRP
also alludes to the impact of the pandemic on general livelihoods and the
economy. The CPRP objectives are to a) direct support to the Health
Preparedness and Response component of the Federal Government of
Somalia’s Comprehensive Socio-Economic Impact and Response Plan for
COVID-19; and b) provide support to the indirect but immediate
humanitarian consequences of the pandemic, particularly continuity of critical
interventions identified within the 2020 Somalia Humanitarian Response Plan.

KEY FIGURES
Main urban centres

Mogadishu, Hargeysa,
Berbera, Kismayo, Marka

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

577.62 Somali Shilling (SOS)
n/a

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

15 442 905 | 7 034 861
2.86% | 4.14%
US$499
4.1%
14.0%
n/a
n/a
n/a | n/a

GDP (Current US$) (2018) [b]
GDP growth rate (2018) [b]
Inﬂation rate (2018) [b]
Yield on 10-year government bonds
Lending interest rate

US$7 484 million
-1.54%
2.80%
n/a
n/a

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

n/a
n/a
10% | 20 years | 20%
n/a
3
n/a
n/a
6

n/a
Total number of formal residential dwellings in the country
n/a
Total number of residential properties with a title deed
n/a
Number of formal housing units built in this year
Price of the cheapest, newly built house by a formal developer or
20 216 641 SOS (US$34 999)
contractor in an urban area in local currency units [e]
Size of cheapest, newly built house by a formal developer or contractor in
150m2
an urban area [e]
Typical monthly rental for the cheapest, newly built house
n/a
Cost of standard 50kg bag of cement in local currency units [e]
3 754 SOS (US$6.50)
Type of deeds registry: digital, scanned or paper [f]
Paper
World Bank Ease of Doing Business index rank [f]
190
Number of procedures to register property [f]
5
Time to register property [f]
188 days
Cost to register property as share of property price [f]
1.4%
World Bank DBI Quality of Land Administration index score (0-30) [f]
7.5
Percentage of women who own a house alone: Total | Urban [g]
Percentage of households with basic sanitation services:
Total | Urban [g]
Percentage of households with no electricity: Total | Urban [g]
Percentage of households with 3+ persons per sleeping room:
Total | Urban [g]
Percentage of urban population living in slums (2018)

n/a | n/a
n/a | n/a
n/a | n/a
n/a | n/a
n/a

NB: Figures are for 2020 unless stated otherwise.
[a]
[b]
[c]
[d]

Xe.com
[e] UNICEF
World Bank World Development Indicators
[f] World Bank Ease of Doing Business Indicators
Amal Bank
[g] Demographic and Health Surveys, USAID
World Bank Publications 2019: Somalia Capacity
Advancement, Livelihoods and Entrepreneurship Through Digital Uplift Project

Significant donor support was sourced to assist Somalia in the response to COVID19, flooding and drought. This includes from the United Nations, World Health
Organization (WHO), World Bank (WB) (US$137.5 million), United Nations Children’s
Fund (UNICEF) and the African Development Bank (AfDB) (US$25 million). Efforts
by the Central Bank of Somalia in response to the pandemic include the release of
US$2.9 million for lending to small and medium enterprises; and improving the
monitoring of financial and liquidity conditions by improving data collection.6
Access to finance
The Central Bank of Somalia is responsible for licensing, supervising and regulating
Somali’s commercial banking and non-banking financial institutions, including
microfinance, mobile money transfer, insurance and credit associations. There are nine
banks licensed and operating in Somalia – Dahabshiil Bank International, Daryeel Bank,
SomBank, Agro Africa Bank, Salaam Somali Bank, Amal Bank, Premier Bank, International
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Bank of Somalia, and Amana Bank. Three of these banks offer housing/real
estate/land and construction financing. There are 10 licensed money remittance
providers or Hawalas and six major microfinance providers – MicroDahab, IBS
Microfinance, Premier Microfinance, AMAL Microfinance, KAABA Microfinance,
and Kaah International Microfinance Services. Average microfinance loans are
around US$1 000 with tenor of less than a year.7
According to the IMF,8 mobile money and money transfer businesses play a
significant role in providing financial services in Somalia and provided trade finance
of approximately US$2.1 billion in 2017. Due to COVID-19 restrictions forcing
some business to close globally, many migrant workers are left with no income
outside further reducing the limited funds that would normally be sent back to
their families in Somalia for subsistence. The Somali economy is heavily dependent
on remittances which accounts for about 31 percent of gross domestic product
(GDP).9 In 2019, more than US$2.7 billion10 in remittances was sent to Somalia.
Remittances have declined by 50 percent during the COVID-19 period, which
local Somalis (40% of the population) are dependent on – adversely affecting
income.11 According to USAID,12 COVID-19-related airport closures, airline
route suspensions, and quarantines prevent the transfer of banknotes into Somalia,
further affecting banks’ liquidity. The USAID-funded Somalia Growth, Enterprise,
Employment, and Livelihoods project is working to address this.
In 2017, 7.9 percent1 of adults held accounts at formal financial institutions,
indicating low levels of financial inclusion. This is, however, expected given the
nascent nature of the financial sector in Somalia. Financial sector assets were
equivalent to 4.3 percent of GDP and credit to the private sector was 1.3 percent
of GDP in 2018.14 According to Making Finance Work for Africa, 201815 key
challenges the financial sector in Somalia faces include trust and information deficits,
a lack of capacity and financial infrastructure, unfavourable terms and conditions,
and insufficient collateral for the majority of the public.
On 25 March 2020, the IMF and World Bank’s International Development
Association approved Somalia’s eligibility for debt relief under the Heavily Indebted
Poor Countries initiative. This will allow for Somalia’s debt to be reduced to
US$557 million from US$5.2 billion over approximately three years. This is of
particular importance currently as Somalia will be able to integrate back into the
international community during the pandemic where support is being sought from
the international community.16
Importantly, the Somalian banking sector is mainly governed by Islamic banking
with some conventional banking. This refers to interest free banking governed by
principles of Islamic Sharia. This means, in the context of Somalia, lending terms
do not include an interest rate as lending is interest free. Instead, while there is a
down payment requirement by banks, banks also require a Murabaha payment
(or profit mark-up) upfront on the nett cost of the property.
Affordability
A World Bank supported study17 profiling poverty in the country in 2016 indicates
that the percentage of the Somali population living below the international poverty
line of US$1.90 at 2011 purchasing power parity (PPP) ranges between 26 percent
(for example, 27 percent in North East Somalia) and 70 percent (for example,
61 percent in North West Somalia) depending on the region. The average daily
per capita expenditure is US$1.25 2011 PPP and poverty is the worst in IDP
settlements. In addition to limited remittance inflows, the COVID-19 pandemic
has intensified already high unemployment and stalled the economy generally,
worsening housing affordability.
The Consumer Price Index (CPI), as reported by the Somalia Directorate of
National Statistics,18 indicated that overall CPI from July 2019 to July 2020
decreased to 4.09 percent from 6.80 percent in the prior year. Housing, water,
electricity and gas increased year-on-year from -1.4 percent in June 2019 to 5.57
percent in July 2020, indicating a significant decrease in affordability.19
The cheapest newly built house by a developer in 2020 was US$36 00020
(excluding land) and the cost of a 50kg bag of cement is between US$6.5 and
US$7.0. In contrast eighty-five percent of Somali households earn below
PPP$80021 per annum and only 38 percent are employed.22
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COVID-19 response
Somalia’s partial lockdown began in March 2020 when restrictions were
placed on schools and universities as well as large gatherings and nonessential business, public transport and travel. Somalia is still in partial
lockdown, however, flights reopened on 3 August 2020 and schools on
15 August 2020.
A Country Preparedness and Response Plan45 by UN agencies, the
Inter-Cluster Coordination Group and other cluster partners was
prepared in late March. The CPRP identifies IDPs, the elderly and the
urban poor as the most affected and at-risk population groups. Evictions
pose a real threat in Somalia during this time of the pandemic, with
48 000 people evicted from places of residence in the first quarter of
2020. While the National Evictions Guidelines46 was published late
2019, a moratorium on evictions is being advocated widely due to the
extended risk posed to displaced Somalis, given the threat of community
transmissions in overcrowded IDP settlements with limited access to
basic services to practice good hygiene and social distancing essential
to halting the spread of the virus.

Ahmed Khadar Jama23 indicates that, on the housing demand side, key challenges
include short repayment periods due to risk of liquidity, down payment value
requirements, the high Murabaha rate, limited real estate developers, and the high
costs of residential property. There are short repayment periods of three years,
or 60 months (Amal Bank Home Finance) in some cases, which adds to the
affordability challenge in Somalia. An example presented by Jama24 indicates that,
for a house that costs US$75 000, the required monthly repayments would be
US$2 012, which includes a 30 percent down payment and 15 percent Murabaha
rate over a period of 30 months. As indicated above, this is unaffordable to the
majority of the population, given that only 7.9 percent of people have accounts at
formal financial institutions. The down payment value that financial institutions
require is between 20 and 30 percent of the price inclusive of the Murabaha. The
Murabaha rate, according to Jama,25 is charged by banks at between 12 percent
and 30 percent on the net cost of the house. This is in addition to the down
payment.
Housing supply
Somalia’s population growth has decreased from 3.4 percent to 2.9 percent over
the past two decades and the population is estimated at approximately 14.3 million
people currently, of which 40 percent reside in urban areas.26
For the first time ever, a national survey was undertaken and the results were
released this year. The aim of the Somali Health and Demographic Survey (SHDS)
202027 is to monitor and track the respective priority sectors identified in the
National Development Plan (NDP).
According to the SHDS, approximately 32 percent of households are headed by
women and the average household size is 6.2 persons.28 Sixty-five percent of
households have access to improved or drinkable water sources of which
42 percent is piped water to a household or plot.29 Fifty-six percent of
households have access to improved sanitation facilities, which are basic sanitation
facilities. Forty-four percent of households have access to electricity. The majority
of households, 58.9 percent, have floors made of earth/sand while only 26.2
percent of floors are made of cement. About 44.5 percent use firewood for
cooking and 44.3 percent use charcoal for cooking. Over 50 percent of
households’ roof structures are made up of metal sheets.30
The International Institute for Environment and Development identifies four types
of housing in Somalia:
n Buuls, which are temporary shelters made of mud, sticks and cloth mainly
inhabited by IDPs with an average rental of US$13 a month, typically located
on the periphery of the city;
n Corrugated iron sheet housing inhabited by low to middle income earners
costing US$140 on average a month and located on the periphery of the
city;
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Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000
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4.14%
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n/a
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that could afford this
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n Apartments inhabited by middle and upper middle class Somalis with an
average cost of US$350 to US$500 a month located within the city centre.31
The UNHCR identifies that the lack of land tenure and forced evictions inhibit
the ability of partners to improve living conditions within camp sites. In addition,
UNHCR indicates that the COVID-19 pandemic is creating changes in service
modalities and that there is a need to prioritise service provision.32
Somalia’s NDP 2020-2024,33 identifies housing as an essential service and
prioritises housing and urban development in many regions, including Benaadir
and South West State. The prioritisation of housing is already evident in Benaadir
as an Affordable Housing Action Plan is being developed as well as the World
Bank’s Somali Urban Investment Planning Project.34
According to the NDP (2020-2024), 27.5 percent of commercial banks’ credit to
the private sector was in real estate projects such as Daru-Salaam in Mogadishu.
This development consists of 500 residential houses, including sport, education
and health facilities.
Property markets
The NDP 2020-2024 identifies the importance of the real estate sector and
constraints to growth in the construction sector have been highlighted. These
include the lack of an appropriate regulatory environment; poor governance in
the public sector; the lack of building standards and health and safety regulation;
high land prices and disputes; and the shortage of skills. The NDP 2020-2024
strategy includes promoting the market for low cost housing through tax incentives
to the market for affordable; quality housing for the poor; starting to improve
security of land tenure, with a particular emphasis on durable solutions for
displaced persons; establishing an accessible system of financing that helps the less
well-off buy their homes; improving construction sector skills; strengthening building
standards; and supporting urban planning and infrastructure development.
The World Bank Doing Business35 report indicates it costs 1.4 percent of a
property’s value to register a property, lower than the regional average of
7.3 percent. There are five procedures and it takes 188 days to register a property
(more than three times higher than the Sub-Saharan Africa average of 51.6 days).
Title deeds are currently only documented on paper; however, these can be
accessed at a notary office which is registered at the court of appeal. The Court
of Appeal and Banaadir Regional Authority (Municipality of Mogadishu, Land
Management Department) are responsible for immovable property registration.
The Banaadir Regional Authority is also responsible for showing legal boundaries
in the business district. The Ministry of Finance provides a tax clearance, or Nulla
Osta, which verifies that a seller has paid all property taxes.36 Articles 938 and
939 of the Somali Civil Code Law No. 37 of 1973 provide the legal basis for
dispute resolution.37 Fraudulent titles and land disputes are still common in
Somalia even though it is mandated by law to be registered.38 Prior to 1991, all
titles were moved out the country and kept by a former Registrar official.
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- - - Average annual household income needed for the cheapest newly built house by a formal developer, 2019
Average annual household income using expenditure, 2019 (PPP$)

n Villas located in the older city suburbs and periphery, housing wealthy Somalis
and foreign nationals; and

1 000

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

Verification of the authenticity of a title registered before 1991 therefore goes
outside the country and costs approximately US$1 000 - US$2 000 and takes a
month to be processed.39 Ownership details on a property registration in the
past 10 years is available at a lawyer’s office in an official bulletin and costs US$50
for the lawyer to check. While property registration is not normally done at the
courts, banks require property registration at the court of appeal as collateral to
obtain a loan.40
An internet search identified three formal real estate agents operating in Somalia,
namely My Property Somalia, Kaah Properties and Reali Group. The price of rental
property for a one-bedroom apartment in the city centre in Mogadishu, according
to Numbeo (2020)41, is US$193 and US$75 outside of the city centre. According
to Numbeo (2020)42, the price per square meter to buy an apartment in the city
centre is US$30 280.
Policy and legislation
With evictions having been identified as a grave challenge in Somalia, the National
Eviction Guidelines43 have been drafted to ultimately to protect the right to
adequate housing and to protect human rights.
According to the NDP (2020-2024)44, the Somali government signed the Kampala
Agreement, which outlines the states commitment towards protecting IDPs which
is relevant to the housing backlog in these communities.
Opportunities
The NDP indicates that the real estate and construction sector in Somalia has
potential, driven mainly by housing demand from rapid urbanisation and diaspora
investments in the main cities, particularly Mogadishu. The focus on IDPs and camp
management, not only generally but in light of COVID-19 awareness, together
with the recently legislated National Evictions Guidelines, shows the government’s
commitment to improving housing in the country. In addition, approved donor
funding will assist Somalia in these trying times as well as showing renewed
commitment from the international community.
National elections in Somalia are set to take place in November this year, which
is a political milestone for Somalia. However, this may be delayed because of the
COVID-19 pandemic, locust infestation, as well as security and technical issues
affecting preparations.
Additional sources
Somalia Protection Cluster (2020). Constant risks, looming disaster: the urgent
case for a moratorium on evictions.
www.globalprotectioncluster.org/wp-content/uploads/Somalia_EvictionsAdvocacy-Brief-20200406.pdf
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Websites
United Nations https://somalia.un.org/
Central Bank of Somalia https://centralbank.gov.so/
Ministry of Finance Somalia https://www.mof.gov.so/
Ministry of Planning, Investment and Economic Development https://mop.gov.so/
Directorate of National Statistics Somalia http://www.dns.org.so/
Global Land Tool Network https://gltn.net/
UN Refugee Agency https://data2.unhcr.org/
Ministry of Health Somalia https://moh.nomadilab.org/
International Monetary Fund https://www.imf.org/
Numbeo https://www.numbeo.com/
Making Finance Work for Africa https://www.mfw4a.org/
World Bank https://www.worldbank.org/en/country/somalia

Availability of data on housing finance
Access and general availability of data has been identified as a key gap
by the Federal Government of Somalia. It, however, remains a challenge
to undertake ground research due to vulnerable conditions and security
risks throughout the country. The primary sources of housing finance
data are:
The Directorate of National Statistics under The Ministry of Planning,
Investment and Economic Development is the main provider of
statistical data for decision-makers and researchers for planning in an
effort to address socio-economic development of Somalia. To this end,
the Somali Health and Demographic Survey 202047 was recently
launched. This is the first of its kind in Somalia. In addition, the CPI index
and COVID-19 situational update is also published by the department.
Central Bank of Somalia provides data on banking supervision and
licensing and has a function for economic research (there are no archives
as yet). Generally the Annual Reports provide information – however,
these have not been updated in three years.
United Nations High Commissioner for Refugees collects data on
internally displaced persons in Somalia by monitoring refugee and
movement patterns, access to services, and the nature of vulnerability.
In addition, UNHCR is monitoring COVID-19 outbreaks in some IDP
camps in Somalia.
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Overview
South Africa has the second largest economy in Africa,1 with a gross domestic
product of R5.078 trillion (US$351 432 million) and a population of 58.5
million. Prior to the COVID-19 pandemic, the economy was showing signs
of low growth, estimated at 0.15 percent in 2019,2 with negative growth
already observed in the last two quarters of 2019. There was a further rating
agency downgrade and the economy continued to decline by two percent
(quarter-on-quarter, seasonally adjusted and annualised) in the first quarter
of 2020.3 The pandemic and ensuing lockdown saw the temporary
suspension and then gradual reopening of business and industrial production
resulting in diminished government revenues, a R70 billion International
Monetary Fund loan, and government debt at 87 percent of GDP.4 During
the first quarter of 2020, major industries such as mining and manufacturing
contracted. The construction industry contracted by 4.7 percent, with a
decrease in residential and non-residential building activity. However, real
estate activity showed an increase during the first quarter.
According to Statistics South Africa, unemployment rose from 27.6 percent
in Q1 2019, to 30.1 percent in Q1 2020, worsened by the strict lockdown.
By 11 August 2020 the rand hit an exchange rate low to the US dollar of
R17.65.5 In the World Bank’s Doing Business report, South Africa dropped
slightly to a rank of 84 in the ease of doing business regulatory measures.
The pressures of COVID-19 have exacerbated conflict around affordable
housing. In the lowest market segment - backyard rentals - tenants’ increasing
inability to pay their rentals due to the economic effects of the lockdown was
reported to be a cause of the increase in land invasions. This has led to
conflict with some local authorities, although some have contested the
legitimacy of these land claims.6
Key housing-related government responses to COVID-19 have focused on
the housing backlog and informal settlements. These included providing
temporary residential units and mobile homes, as well as promoting a
programme to release land for backyard households and those on the waiting
lists. Other priorities include providing shelter for people living on the streets
in cities, and de-densifying informal settlements. Steps proposed by
government to facilitate social distancing in informal settlements include insitu upgrading, partial upgrading/relocation and total relocation.7

KEY FIGURES
Main urban centres

Pretoria, Johannesburg,
Cape Town, Durban

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

17.24 South African Rand
6.83 South African Rand

Total population [b] | Urban population [b]
Population growth rate [b] | Urbanisation rate [b]
GDP per capita (Current US$) [b]
Percentage of population below national poverty line (2017) [b]
Unemployment rate (% of total labour force, national estimate) [i]
Proportion of adult population that borrowed formally (2016) [e]
Gini coefﬁcient (2017) [b]
HDI country ranking (2018) [c] | HDI country score (2018) [c]

58 558 270 | 39 149 717
1.34% | 2.09%
US$6 001
52.9%
30.1%
72.0%
62.80
113 | 0.71

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

US$351 432 million
0.15%
4.12%
9.40%
10.13%

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

1 699 634
US$56 765 million
12% | 20 years | 20%
16.15%
15
7 300 700
278 450 129 000 ZAR
4 500

Total number of formal residential dwellings in the country (2016) [i]
Total number of residential properties with a title deed (2019) [j]
Number of formal housing units built in this year [i]
Price of the cheapest, newly built house by a formal developer or
contractor in an urban area in local currency units [k]
Size of cheapest, newly built house by a formal developer or contractor in
an urban area [k]
Typical monthly rental for the cheapest, newly built house [k]
Cost of standard 50kg bag of cement in local currency units [l]
Type of deeds registry: digital, scanned or paper [m]
World Bank Ease of Doing Business index rank [m]
Number of procedures to register property [m]
Time to register property [m]
Cost to register property as share of property price [m]
World Bank DBI Quality of Land Administration index score (0-30) [m]

13 404 199
6 607 803
45 366*

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

539 830 ZAR
40m2
4 000 ZAR
65 ZAR (US$3.77)
Computer/Scanned
84
7
23 days
8.0%
15.50
10.7% | 10.8%
73.4% | 69.6%
10.0% | 8.4%
16.6% | 16.7%
25.6%

NB: Figures are for 2020 unless stated otherwise.
*Building plans passed and buildings completed for the private sector, as reported by metropolitan municipalities and
large local municipalities only.

Member organisations of the African Union for Housing Finance (AUHF):
First National Bank - International Home Loans
Home Finance Guarantors Africa Reinsurance
Select Advisors Limited
GAP Solutions
TUHF Limited
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Worldgovernmentbonds.com
[e] National Credit Regulator (NCR)
[f] First National Bank
[g] South African Reserve Bank
[h] MicroFinance South Africa (MFSA)

[i]
[j]
[k]
[l]
[m]
[n]
[o]

Statistics South Africa (StatsSA)
Lightstone Property Pvt Ltd
Cosmopolitan Projects
Build It
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

The National Department of Human Settlements has adjusted its budget for 2020/21
in response to COVID-19. Government has reallocated R300 million (US$17.4 million)
towards the support of rental relief to social housing institutions during the lockdown.8
A further R300 million debt relief earmarked for borrowers in the affordable housing
sector will be reapportioned as a grant to the National Housing Finance Corporation
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(NHFC). The provincial emergency grant has increased by R377 million (US$21.87
million) to R672 million (US$38.98 million) and the Title Deed Restoration Grant
was reduced by R377 million.9, 10
Access to finance
South Africa benefits from a robust banking sector governed by the Banks Act
No. 94 of 1990, and an active banking association. The country has five principal
high-street banks, 19 registered banks, four mutual banks, four co-operative banks,
16 local branches of foreign banks, and 30 foreign banks with approved local
representative offices.11 The capital adequacy percentage was 15.79 percent in
May 2020, a drop from 16.90 percent in May 2019. As of May 2020, there were
15 banks subject to prudential regulation offering residential mortgage advances
to the household sector.12 A number of mortgage portfolios have been
securitised.
While access to credit is generally available to low income earners, the lockdown
created financial hardship, which saw a slowdown in demand for home loans by
mid-May 2020, despite a reduced lending rate of 7.75 percent.13 Mortgages
totalled R978.62 billion (US$56.7 billion) in the fourth quarter of 2019, constituting
just under 1.7 million accounts, a decrease in accounts of 0.35 percent year-onyear. During 2019, a total of 155 817 mortgages were granted, of which only
3 432 were extended to households earning up to R15 000 a month (US$870).14
In July 2020 there was a further cut in the repo rate leading to a reduction in the
prime lending rate to seven percent—the lowest in just over two decades.15
Poor creditworthiness and high debt of households remain a critical issue. At the
end of December 2019, at best 57.5 percent of the 25.20 million credit-active
customers were in good standing on their loans.16 Four percent of the mortgage
loans were non-performing in the fourth quarter of 2020.17 Banks have offered
customers payment holidays and restructured debt payments to ease the
repayment burden amidst the impact of COVID-19. Other bank-related relief
measures include interest relief/waivers or refunds, extended repayment terms,
and instalment deductions, depending on the bank.18
The Human Settlements Development Bank (HSDB) Bill has been drafted, which
provides for finalising the consolidation of the three development finance
institutions (DFIs).19 National Treasury has approved the HSDB’s operating model,
which aims to integrate and direct the delivery of development finance across the
human settlements value chain, however, the Bill has not yet been approved by
Cabinet.20 Some banks and the National Urban Reconstruction and Housing
Agency (now merged with the NHFC) offer construction finance.
Microfinance continues to grow in strength, supported by credit bureaus which
are regulated by the National Credit Regulator. There were 7.3 million
microfinance loans outstanding at the end of the fourth quarter in December
2019 with the bulk of agreements constituting a rand value greater than R20 000
(US$1 160).21 Some specialist microlenders offer “housing microfinance”, funded
by the Rural Housing Loan Fund (now merged with the NHFC).
Affordability
Despite a comprehensive subsidy framework, housing affordability is a key
challenge especially for the lower income working class. Through the national
government’s housing programme, a fully-subsidised 40m2 house is available to
households earning less than R3 500 (US$203) a month who meet certain
qualification criteria. Households earning between R1 500 (US$87) and R15 000
(US$870) a month may be eligible for rental housing in inner city developments
through government’s social housing programme.
Government’s Finance Linked Individual Subsidy Programme (FLISP) provides up
to R121 626 (US$7 057) to first-time buyers earning between R3 501 (US$203)
and R22 000 (US$1 276) a month. The subsidy is variable, with low income
earners qualifying for larger amounts. In 2018/19, 1 673 FLISP subsidies were
disbursed, against a target of 16 870 beneficiaries, whereas private sector lenders
and DFIs issued over 343 000 loans to households in the affordable housing
market. The Government Employees Housing Scheme also offers a housing
allowance to government employees.22
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COVID-19 response
A lockdown was imposed on 28 March 2020 which brought a complete
shutdown of the economy for five weeks. Subsequently economic
activity was incrementally increased beginning in May. Notably, there
were three repo rate cuts by the South African Reserve Bank during
the pandemic; the last in July 2020 set the prime lending rate at a record
low of seven percent.
During the lockdown, government imposed a suspension of all evictions,
while simultaneously taking a zero-tolerance approach to land
invasions.42, 43
The government’s R200 billion (US$11.6 billion) COVID-19 loan
guarantee fund was designed to assist businesses with cash flow so as
to stave off business closure and job losses.44 The Unemployment
Insurance Fund (UIF) Temporary Employer/Employee Relief Scheme
(TERS) was offered to businesses which closed or partly closed their
operation for up to three months as a result of the COVID-19
pandemic.45 It appears the TERS relief benefit has been extended until
30 October 2020.
The government’s response to informal settlements was multi-faceted:
selective testing in “hot spots” where there were high living densities, as
well as the supply of water tankers to enable personal hygiene measures.
Furthermore, the government allocated R2.4 billion (US$139 million)
to improve access to sanitation and water in informal settlements.46
The price of the cheapest, newly-built two-bedroom house built on a minimum
size plot of 40m2 in the City of Johannesburg is R539 830 (US$31 320).23 At the
prime rate (7.0 percent), and with no deposit, the monthly repayments on this
house would be R4 185 (US$243) a month, presumably affordable to a household
earning R16 740 (US$973) per month. With a FLISP subsidy of about R61 000
(US$3 544), a household earning about R15 000 (US$871) per month might
qualify. For lower income earners, the resale market provides some affordability.
For example, at an income of R3 700 (US$215) per month a household could
afford R143 171 (US$8 306).24 Houses at these prices do exist in established
townships where houses developed as part of the national housing programme
have been integrated into the property market. This offers a new opportunity
for affordability that begs further policy attention.
Consumer price inflation dropped to 3.2 percent in July 2020, down from 4.5
percent in May 2019, with “housing and utilities” rising by just 3.2 percent from
July 2019.25 The lockdown, with reduced business activity, has led to a fall in
household incomes, undermining housing affordability.26 This may stimulate
demand for housing at the lower end of the housing price spectrum compared
to higher value properties. The significant reduction in the prime lending rate also
creates an opportunity for first-time buyers to access the lower end of the housing
market, with more affordable home loans and lower monthly repayments.
Housing supply
A key pressure on affordability is the insufficiency of supply, especially in the
affordable segment. In 2019, a total of 45 366 new housing units were delivered
across the top twenty municipalities in the country. The deeds registry shows that
in the same period, a total of 56 610 new residential properties came onto the
deeds registry, of which 55 percent were valued at less than R600 000
(US$34 865).
While the vast majority of South African households (81 percent in 2018) reside
in formal dwellings, a significant number live in informal dwellings (13 percent) and
5 percent live in traditional dwellings. Urbanisation, including internal migration to
Gauteng and Cape Town, has put increased pressure on housing supply in urban
areas. In 2018, 17.9 percent of households in the metropolitan areas lived in
informal dwellings.27
Government’s housing programme has had a tremendous impact on housing
supply: according to the General Household Survey (2018), 13.6 percent of
households lived in state-subsidised housing.28 Since 1994, the government has
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Property markets
The residential property market forms the backbone of the total property market.
As at the end of December 2019, out of the 7.4 million properties on the National
Deeds Registry, 6.6 million were residential properties.30 Of these, 2 million (31
percent) were properties financed and delivered by the state as part of the
national housing subsidy programme since 1994. A further 1.1 million government
-subsidised houses have not yet been formally transferred and are therefore not
yet part of the formal property market. If these were to be formally registered,
the proportion of residential properties financed by the state and given away for
free would equal 43 percent of the total market.
Over half (56 percent) of all residential properties are valued at less than R600 000
(US34 865)—that is, “affordable” to the working class. These properties trade
less frequently, and are less likely to be financed with a mortgage and overall,
perform worse than the higher value market. Anecdotal evidence suggests that
among government-subsidised properties, the rate of informal transactions is high.
Constraints undermining property market performance in the sub-R600 000
segment include the time and cost to transfer property, the particular difficulty of
resolving deceased estates in the context of rising property values, the extensive
title deed backlog of state-subsidised houses, as well as the lack of access to critical
information and support to help low-income property owners navigate formal
processes.31
South Africa has a strong rental market, with an estimated 25 percent of
households residing in formal dwellings saying in 2018 that they rent their homes;
a further 54 percent owned their homes, 12 percent resided rent-free, and eight
percent were repaying a loan.32 A significant source of supply is informal, backyard
rental, with an estimated 1.835 million units across the country in 2016.33
According to the South African Reserve Bank, residential rental prices had inflated
only slightly by March 2020 but remained relatively low due to the surge in supply,
mainly in urban apartments, and fall-off in demand for residential property
generally. Financial stress of households also led to downscaling activity.34
South Africa’s property market is mature and has a computerised cadastral system.
According to the 2019 World Bank Doing Business Report, it takes 23 days to
register a property and it costs an estimated eight percent of the property value.35
According to CAHF’s Citymark programme, there were 223 497 residential
transactions (new and resale) in 2019, of which 121 479 were financed with a
mortgage. The COVID-19 lockdown in 2020 had a particular impact on the
property market: between April and June of 2020, only 5 941 transfers and 5 792
bond registrations were recorded, representing a 91 percent and 87 percent
decrease respectively from 2019.36 This is largely attributed to the closure of the
Deeds Office over April and May 2020 as well as the cessation of real estate
activity during the lockdown period.

2 500

Urban

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

delivered over 4.7 million housing opportunities. In 2018/19, 2 284 social housing
rental units were completed.29 Measures put in place by government to provide
relief during the pandemic include the delivery of 8 000 housing units, built with
alternative technologies.
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Source: https://www.cgidd.com/ (2020)

Policy and legislation
Section 26 (1) of the Constitution sets out the legislative framework for the right
to access to adequate housing. The Housing Act No. 107 of 1997 gives effect to
this constitutional right and sets out the roles of various government spheres in
housing delivery, while the National Housing Code delineates the various national
housing programmes.
In 2014 the Rental Housing Act No. 50 of 1999, which governs the functioning of
the provincial housing tribunals, was amended; however the date that the
Amendment Act comes into effect has not yet been promulgated by the President.
Issues addressed in the Rental Housing Amendment Act include the right to
privacy should the landlord wish to undertake an inspection, the requirement that
lease agreements be in writing, the establishment of a Rental Housing Information
Offices in every local municipality, and the expansion of the powers of the rental
housing tribunals.37
The Social Housing Act No. 16 of 2008 was promulgated to promote the
framework for social housing, and to establish the Social Housing Regulatory
Authority so as to regulate social housing institutions’ access to public funds, and
endorse approved social housing projects. The Housing Development Agency
(HDA) Act No. 23 of 2008 established the mandate of the HDA to accelerate
human settlements development through plans to identify, acquire and release
land.
Future plans for policy initiatives include, among others, the drafting of a
Comprehensive Rental Policy, the drafting of an Affordable Housing Policy, and
revisions of the Social Housing Policy and Regulations. The Prevention of Illegal
Evictions Amendment Bill is also under review.
Other key legislation recently enacted has aimed to strengthen the sector and the
market, including the Property Practitioners Act No. 22 of 2019, and the Electronic
Deeds Registration System Act No. 19 of 2019, which provides for a new
electronic system for the handling, lodging and safekeeping of deeds. The Housing
Consumer Protection Bill, which seeks to enhance the National Home Builders
Registration Council’s regulatory role, was approved by Cabinet in August 2019,
while the Home Loan and Mortgage Disclosure Amendment Bill has been
submitted to Cabinet for approval.
In 2019/2020 two bills related to land tenure also made their way in Parliament.
A draft bill calling for the Constitution to be amended to allow for the
expropriation of land without compensation was introduced, amid considerable
controversy.38 Further, public hearings in Parliament have been held on the
Upgrading of Land Tenure Rights Amendment Bill, which aims to secure ownership
of land rights for those discriminated against in the past.39
Opportunities
The prospects for growing demand in the lower end of the affordable housing
market are potentially strong in the face of the COVID-19 pandemic, as shrinking
incomes necessitate cheaper housing options for households.40 The possibility of
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previously middle income households scaling down to the affordable “gap” market
also exist in this scenario. The relatively higher nominal growth in houses priced
at R250 000 (US$14 505) to R750 000 (US$43 515) bear out this growing
demand.

Availability of data on housing finance
The major banks may supply data which is sometimes made available
for publication through the Banking Association South Africa. However,
no reports on average home loan sizes were available this year. The
National Credit Regulator Consumer Credit Market Report includes
data on credit granted to consumers and contains mortgage-related
data. Its Credit Bureau Monitor captures reports of the credit bureaus
in the country. Furthermore, the South African Reserve Bank collects
data on banking and the financial sector; data relating to mortgage
advances in the economic returns of the banking sector are publicly
available.

The reduction in the mortgage prime lending rate (to the current seven percent)
is attractive to buyers who can more easily qualify for a home loan at reduced
interest rates, thereby extending the market reach within the affordable housing
sector. The reduced prime rate also provides opportunities for investors to build
offerings in this sector with lower development costs, financed with a lower cost
of capital.
The general downscaling activity of households brings another area of opportunity.
From an investor perspective this lies in mid-priced flats and apartments. Houses
less than 80m2 in size showed a January to June year-on-year marginal growth in
the number of building plans passed.41 This indicates there may be growth in the
market for properties of this size. There are also considerable opportunities for
private sector equity in regeneration activities in urban centres, and opportunities
for investing in affordable housing developments, which shows a strong resurgent
market.
The asset base of government-subsidised houses on the national deeds registry
provides a particularly important opportunity in the context of declining new build
that warrants attention by both the public and private sectors. Of the 2 million
government-subsidised houses on the deeds registry, about one million are in the
major metros, and of these, 905 367 are older than eight years, making them
eligible for trade on the resale market. Each year, 2.49 percent of residential
properties transact. For state-subsidised houses, the churn rate is much lower,
closer to 0.61 percent. If the national average churn rate of 2.49 percent would
apply to state-funded houses in the major metros, this could suggest the potential
for 22 544 new transactions of properties that currently sell for less than the
cheapest newly-built house, but which are affordable to the working class “gap”
market. The sellers of these houses then become 22 544 buyers with equity, ready
to purchase the next house. Each transaction creates an opportunity for mortgage
lending. This suggests the potential for lenders to developer low-value mortgage
products that truly understand the government-subsidised housing market; for
housing microlenders to support home improvements that add value to
properties; and for cities to support value creation in state-funded housing
settlements, through infrastructure delivery, administrative support for home
improvements and transactions, as well as good governance.
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The Department of Rural Development and Land Reform Deeds Office
keeps a register on the number of properties with a title deed, however,
the data is only obtainable at a cost. Statistics SA has published brief
information on housing inflation but does not produce any data on
housing finance.
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South Sudan
Mikhaela Donaldson

KEY FIGURES
Main urban centres

Juba

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

55.32 South Sudanese
Pound (SSP)
6.90 South Sudanese
Pound (SSP)

1 PPP$ = [b]

Overview
South Sudan ceded from Sudan in 2011. The country’s economy has since
come under pressure, following the bilateral disagreements with Sudan over
oil fields, pipelines and territorial disputes and the government shutdown of
oil production.1 On the 16 December 2013, a civil war that lasted for more
than six years began; the effects of which manifested, in “ethnic massacres,
widespread rape, the recruitment of child soldiers and other atrocities”.2 On
the 22 February 2020, opposing political factions under President Salva Kiir
and former vice president and rebel leader Riek Machar were able to finally
ratify the “transitional coalition government” that had been under review since
September 2018 – a power-sharing arrangement toward an election in three
years.3
An estimated two-million South Sudanese have had refuge in neighbouring
countries during the conflict, with almost as many categorised as internally
displaced people (IDP) as of August 2017.4 As a reflection of the regional
instability, despite poor infrastructure and social services, 299 8155 refugees
have fled to South Sudan from Sudan and other neighbouring countries.6
These IDPs and refugees are living in abandoned buildings, informal
settlements and refugee camps.7
Added to this, South Sudan has pervasive poverty with more than
“80 percent of the population defined as income-poor and living on an
equivalent of less than US$1 (SS£0.02) per day”8 and just over 90% of the
urban population reported to be living in slums. This is compounded by
“drought, floods, crop and livestock failures, and disease”.9 The extremity of
this socioeconomic vulnerability means that the majority of South Sudanese
people are unable to afford formal housing.
There have, however, been signs of improvements as reflected in the increase
of the country’s gross domestic product (GDP), reported at 5.8 percent in
2019. The 2019 GDP is an indicator of significant growth considering that in
2016 the GDP rate was reported as a deficit of 13.1 percent.10 There is an
expectation that the pandemic, in addition to other natural disasters this
year,11 will overstrain the country’s weak public health system and exacerbate
food insecurity and poverty.12 There are also fears that the impacts of
COVID-19 on the international oil markets will negatively affect South Sudan’s
revenue, given that oil accounts for a project 84 percent of the country’s
revenue sources.13

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

11 062 113 | 2 201 250
0.78% | 2.22%
US$237
55.5%
11.5%
3.0%
45.5
186 | 0.41

GDP (Current US$) (2018) [b]
GDP growth rate (2018) [b]
Inﬂation rate (2019) [b]
Yield on 10-year government bonds
Lending interest rate (2019) [b]

US$2 870 million
-11.20%
24.50%
n/a
15.65%

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

821
US$8.40 million
16% | 20 years | 20%
0.29%
2
36 466
n/a
11

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

n/a
10 000
80 000

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

1 106 400 SSP
24m2
99 576 SSP
553 SSP (US$10.00)
Paper
185
7
48 days
14.6%
5
n/a | n/a
n/a | n/a
n/a | n/a
n/a | n/a
91.4%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Ministry of Housing, Physical Planning, and Environment
[e] Bank of South Sudan

[f]
[g]
[h]
[i]
[j]

KCB Bank
Emaha General Construction and Trading Company
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

South Sudan has seen a drastic decline in the inflation rate from 39.5 percent in April
2020 to 7.5 percent in June 2020. This drop increases the purchasing power of
consumers and is a positive sign of economic stabilisation despite the current global
economic crisis.14
The South Sudanese budget has historically emphasised allocation for wages and
salaries; for instance, the 2018/2019 budget allocated 50 percent. In contrast, the
2019/2020 budget made a colossal shift, cutting the allocation to 13 percent.15 The
reprioritisation is focused on capital expenditure on infrastructure, evidenced by the
59 percent allocation in 2019/2020 as compared to 11 percent the previous year.16
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Access to finance
The country’s financial sector is fledgeling, lacking in scale, liquidity, efficiency, and is
predominantly cash-based without the necessary regulatory oversight.17 The Bank
of South Sudan (BSS) lists 30 registered commercial banks, including foreign and
domestic enterprises.18 Within the banks operating in the country, two offer
“credit facilities, trade finance, and saving accounts products and services”. The
lack of competition in the market is marked by high interest rate margins and
narrow product offerings.19 Given that the majority of the population live in rural
areas, bank penetration is negligible, with only one percent of the population having
bank accounts.20 There has been development in the mobile banking sector to
encourage growth driven by the BSS, however, it is limited by access to technology
and a lack of regulatory support.21
Although the client base of commercial banks is limited, from 2011 to 2018
deposits increased by 64 percent, and loans increased by 35 times.22 In 2018 the
non-performing loan rate was 5.1 percent, the lowest in the young country’s
history.23 The financial sector growth has, however, not related to an increase in
credit toward construction and real estate, for which the percentage of loans was
only 19 percent in 2018.24 Equity Bank and Kenya Commercial Bank (KCB)
offered limited loans to home builders, however, the interest rate for these loans
was high and the repayment period was three years for full settlement.25
In 2013 the Minister of Housing and Physical Planning announced the
establishment of the Housing Finance Bank (HFB), which was funded through a
public-private partnership to the value of US$200 million (SS£11.1 billion)
(government holding 20 percent, local investors 31 percent and foreign investors
49 percent).26 The intention was to build a mortgage system that would enable
citizens to upgrade their houses using more durable materials such as cement, as
studies at the time showed that 93 percent of privately owned houses were grassthatched mud huts.27 Loans provided by the HFB would be payable over a
15-year term and were available for public clients and government officials.28 HFB
was to engage property developers in the private sector to produce a range of
housing stock for the market that could be made available to those who would
consider purchasing through a mortgage.29 Despite the promises, there is no
supporting information available to clarify the outcome of this particular
intervention.
Affordability
A traditional mud hut of 28m2, the most common housing typology across the
country even within urban centres, costs on average SS£3 250 (US$59) to build.30
Although these units are easy to build, they have flawed foundations, are prone to
flooding, poorly ventilated and have high maintenance requirements.31 An 80 m2
prefabricated house costs SS£25 000 (US$452) to build.32 However, these units
are not affordable for poor people because of the high energy costs of airconditioning and also because they are costly to maintain.33 Under the
UN-Habitat Hai Zandya Durupi Scheme in the capital city of Juba, a 28m2 unit
was SS£6 020 (US$109) and a 180m2 unit was SS£38 673 (US$699) to build,34
and in Darfur, a basic two-bedroom 48 m2 unit was SS£15 000 (US$271). The
later units are built using cement and brick, making them more durable; however,
the construction materials are considerably more expensive and more difficult to
source.35
Estimates from primary mortgage lenders report that South Sudan holds 800
housing finance loans, worth US$1.7 million (SS£92.4 million), the average loan
size ranges from US$5 000 (SS£276 623) to US$40 000 (SS£2.2 million) over
five years, with a required monthly income of US$400 (SS£22 130) for rebate.36
The per capita income in South Sudan is US$1 085 (SS£60 027),37 with an average
monthly net income of those with formal employment at US$586 (SS£32 420),38
which makes access to a loan unattainable for the majority of the population.
Housing supply
There is insufficient data to specify housing stock availability. The country is
predominantly rural with four out of five South Sudanese living in rural areas which
lack basic social services,39 with an urbanisation rate of 1.74 percent.40 The
majority of the population (both in rural and urban areas) live in traditional mud
houses which are largely self-built and owner-occupied. These informal, traditional
houses are built from cheap, locally sourced materials. The formal housing sector
provides housing for a small sector of the population, however, no supporting
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COVID-19 response
A partial lockdown was imposed between 14 March and 25 March
2020, air travel was suspended,54 schools and universities closed,55 and
a curfew was implemented.56 Curfews were in place until 8 May 2020,
although some businesses and retail reopened under specific social
distancing guidelines.57
To mitigate long-term economic fallout due to the COVID-19 pandemic,
the BSS has undertaken proactive mitigation measures to protect
commercial banks, other businesses, and the South Sudanese people in
general. These measures include:
n The reduction of the central bank interest rate by three percent
(from 13 percent to 10 percent). The aim is to make loans more
affordable.58
n The reduction of the cash reserve ratio by five percent (from 15
percent to 10 percent)59 to “release additional liquidity to
commercial banks that can be targeted to support economic
activities especially amongst the sectors hardest hit by the pandemic
such as micro and small business enterprises”.60
n The suspension of the minimum paid-up capital regulation, which
required all banks to increase their “paid-up capital to a minimum
of SS£5 billion (US$90.4 million) for six months”.61
n The specification to all government agencies, financial institutions,
non-governmental organisations, civil society organisations and
citizens, to use the local South Sudanese pound for all transactions
to ensure value retention and minimise increased demand for the
US dollar.
n Debt restructuring allowing banks to negotiate favourable terms,
such as lower repayment rates or extended periods, to ensure that
businesses have sufficient liquidity to prevent closure.62
n Monitoring changes in the exchange rate to ensure access to
“foreign exchange for importation of essential commodities into
the country”.63
There is no supporting indication that a moratorium was implemented
on evictions. Many communities in South Sudan are at high risk of
eviction due to loss of income resulting from restrictions on trade and
activities during the pandemic.64 IDP communities “living in abandoned
or unused buildings” are also at high risk of eviction.65 There is no
indication of specific housing interventions from government to address
informal settlements. There is some humanitarian aid in these locations,
including the provision of food, hygiene education and resources.66

information is available about this sector or the number from private developers
as part of large-scale projects. UN-Habitat has two ongoing projects valued at an
estimated US$6.5 million (SS£360 million),41 through which it has built about
5 000 houses, for returnees and refugees in South Sudan.42
Property markets
In 2014 it was estimated that 50 percent of the South Sudanese urban population
lived on unregistered land.43 Further tenure uncertainty has resulted from:
n Poor governance and the lack of consistent urban planning strategies, due to
high staff turnover within the department of Town Planning (under the State
Ministries of Physical Infrastructure);
n An absent public review process; and
n Absence of general urban area mapping, due to less than 15 percent of the
land having been surveyed.44
The occupation of unregistered land potentially demarcated for alternate uses
results in a high risk of eviction in urban and peri-urban areas.45
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Policy and legislation
The administration of land is governed by the Land Act of 2009, the Local
Government Act of 2009 and the Transitional Constitution of South Sudan of 2011.
The Land Policy of 2011 is not yet in force. The leading party in South Sudan, the
Sudan Peoples’ Liberation Movement (SPLM), developed a policy of “taking towns
to the people” in 2004. The policy concentrated on rural development,
transformation, and investment.49 The policy was based on a decentralised model
that supports access to basic services and livelihood opportunities in rural areas
and smaller urban centres. For instance, this included schools, healthcare facilities,
clean water, electricity, road upgrades, banking services, modernised agriculture and
security.50 The service-focused approach intended to counteract the flow of ruralto-urban migration and “ease the pressure on services, housing, land and
infrastructure in Juba”.51 This policy is, however, focused on service delivery and
housing is not specified or prioritised as a deliverable therein.
The Ministry of Lands, Housing and Urban Development had an expenditure
budget of SS£39 886 632 (US$720 951) in the 2019/2020 financial year.52 Lack
of national investment in the housing sector, in a fragile country with high rates of
poverty, indicates that the direct provision of housing is not a state priority.
Opportunities
Following the resolution of the power-sharing agreement of the transitional
government earlier this year, there is a sense of optimism and opportunity in taking
the country forward. There is intent, although not yet mobilised, by the state to
diversify and stabilise the economy, which is currently heavily reliant on the oil
sector, as well as support from the international community from a humanitarian
and developmental investment perspective.
To achieve sustainable growth in the country, specific measures must be taken,
such as addressing:
n Public sector corruption;
n Improving agricultural productivity;
n Alleviating poverty and unemployment; and
n Improving fiscal transparency – particularly for oil revenues.53

350

Urban

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

The World Bank Doing Business 2020 report shows that there are no official
statistics available for tracking the number of transactions for property registration.
All privately held land plots are not registered and there is no electronic database
for recording boundaries, checking plans and providing cadastral information.46
Acquiring construction permits takes 23 procedures over 131 days at 8.5 percent
of the property value,47 which reflects rates within the region, but is indicative of
the high costs associated with construction as this applies only to permitting
beyond the actual construction cost and would be eventually be passed on to the
buyer. The registration of a property should take seven procedures over 48 days
at 14.6 percent of the property value. However, South Sudan applies only five
out of a possible 30 indicators for the quality of land administration, an
unfavourable indication of the real application of measures that should be in place
to acquire and register property.48
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Source: https://www.cgidd.com/ (2020)

Also, there is a need to support business growth through state revenue streams
that must be developed, growing the tax base and improving regulatory oversight
and conditions.

Availability of data on housing finance
It is not easy to find information or data about housing and finance in
South Sudan. The BSS provides some information but a significant
number of archived reports are not available on the website. Current
statistics are not available. Further, communication with local specialists
or people working within the housing or construction industry yielded
limited information around specific indicators. However, it did illustrate
that communication using mobile platforms and social media was more
readily used than formal websites.

Websites
African Development Bank www.afdb.org
Aljazeera www.aljazeera.com
Bank of South Sudan www.bankofsouthsudan.org
CIA World Factbook www.cia.gov
Doing Business www.doingbusiness.org
International Monetary Fund www.imf.org
International Finance Corporation www.ifc.org
Knoema www.knoema.com
Ministry of Finance and Planning www.mofep-grss.org/
Numbeo www.numbeo.com
Trading Economics www.tradingeconomics.com
Urban Africa www.urbanafirca.net
UN-Habitat www.unhabitat.org
World Bank www.worldbank.org
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Overview
In November 2019 the Sovereign Council, a transitional joint civilian-military
executive body, assumed control of the Sudanese government, following the
30-year rule of President Umar Hassan Ahmad al-Bashir and the eruption of
civil unrest and protests.1 Sudan has a legacy of regional economic, political
and social instability, decades of economic sanctions, and armed conflict and
civil war, which have resulted in a lack of basic infrastructure, food insecurity,
and limited access to humanitarian aid and development within a harsh
environment plagued by water scarcity and desertification.2 The Sudanese
economy was mainly driven and reliant on the oil sector and resulting foreign
direct investment which was destabilised following the secession of South
Sudan in 2011, where the predominant oil reserves are located.3
The economy is reportedly mainly agriculturally-based, although the sector is
still largely subsistence with low productivity levels.4 The focus on an
agriculturally-based economy supports “first a reduction of unemployment
and greater engagement of the labour force; and second, by raising the
incomes in agriculture that may reduce the income inequality.”5
The country’s gross domestic product (GDP) has been in decline since 2015,
dropping from over US$74.3 billion (SD4.1 trillion) to US$18.9 billion (SD955
billion) in 2019, with the gross national income (GNI) per capita dropping
from US$1 690 (SD93 440) to US$590 (SD32 621) in the same period and
the 2020 GDP growth reported at -4 percent.6 The annual rate of inflation
reported in June 2020 was 136.3 percent in contrast to 64.3 percent in
January 20207 , with pressure from food and fuel prices, which have intensified
due to the COVID-19 pandemic.8 As Sudan abides by an Islamic banking
structure, there is no official interest rate applied by the Central Bank. The
Murabaha Profit Margin Rate controlled by the Central Bank of Sudan
(CBOS)9 was reported at 15.8 percent in June 2020.10
In response to the COVID-19 pandemic, interventions by governmental and
non-governmental actors have included food distribution and social support,
humanitarian aid, prevention programmes, community communication and
outreach, national strategic support, and establishing isolation facilities.11

KEY FIGURES
Main urban centres

Al Gadarif, Al Obeid, Kassala,
Khartoum, Nyala, Port
Sudan, Wad Medani

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

55.29 Sudanese Pound (SDG)
12.71 Sudanese Pound (SDG)

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

42 813 238 | 14 957 233
2.39% | 3.24%
US$442
50.6%
12.8%
n/a
35.4
168 | 0.51

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate (2018) [b]
Yield on 10-year government bonds
Lending interest rate [b]

US$18 902 million
-2.55%
16.90%
n/a
5.10%

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

6 250
US$937.5 million
17% | 10 years|60%
4.96%
15
1 300 000
n/a
38

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

n/a
185 000
32 000

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

n/a | n/a

3 600 000 SDG
120m2
n/a
1 315 SDG (US$29.01)
Computer - Scanner
171
5
11 days
2.6%
5.5

n/a | n/a
n/a | n/a
n/a | n/a
88.4%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Kalamu Consulting
[e] Trading Economics

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

Making Finance Work for Africa
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

Access to finance
The Sudanese financial sector is seen to have been compromised as a result of
international sanctions imposed since 1997 with the withdrawal of many correspondent
banking relationships.12 The financial system is defined as small with low levels of
inclusivity, particularly beyond major urban centres.13 The CBOS lists 35 operating
banks in the country.14 The CBOS holds majority shares in several banks and financial
institutions, creating a conflict of interest with its role as industry regulator.15 An
assessment conducted by the International Monetary Fund (IMF) resolved that the
fiscal governance practices in Sudan lacked transparency; failed to adhere to best
practices and standards, with poor quality and timeliness of the data which is difficult
to reconcile across institutions; and lacked impartial oversight and governance structures
including a legal specification of authority, duties and required accountabilities.16

227

There is limited information available on the specification of mortgage-related
products, the terms therein and the banks which offer such products. The CBOS
does not provide supporting data on the sector and prior yearbook reports have
confirmed that there was a policy dissuading investment within the housing sector
through a moratorium on property loans for approximately five years. This can
be attributed in part to the restrictions of an Islamic finance system with Sharia
principles requiring accommodations for risk-sharing, leasing and interest-free
loans.17
In 2009, as an attempt to bridge the financing gap, the CBOS encouraged the
expansion of Islamic microfinance services, with the intent that this could address
“social needs such as housing and agriculture”.18 Banks were required to:
n Allocate a minimum of 12 percent of their portfolios to microfinance;
n Create microfinance units which would report plans to the CBOS; and
n Roll out media-based outreach programmes.19
The result has been the establishment of “10 microfinance institutions, microfinance
windows in 12 banks and the creation of ‘micro’ products available for poor clients
in five insurance companies”.20 However, the primary market being served by
these products is the agricultural sector.
During the pandemic, economic stimulus and relief measures have prioritised
funding toward implementation of healthcare, for which a budget estimate of
US$120 million (SD6.6 billion) is required to tackle the crisis in Sudan.21 The relief
measures identified would focus on direct contributions such as providing
unemployment benefits and food packages.
Inadequate access to housing finance is an obstacle for Sudanese homeseekers at
multiple economic levels. The nature of an Islamic financial system restricts the
viability for commercialisation and private sector-driven product development.
The products, as with microfinance, need to be adapted to target the required
need and adapt to the restrictions of the legal framework.
Affordability
The range of building costs per square metre varies from SD1 200m2 (US$66m2)
to SD3 000m2 (US$166m2) depending on construction type.22 Basic housing
remains largely unaffordable for most Sudanese people as the cost of construction
is excessively high compared to salaries, with a high market average income of
SD5 358 (US$97)23 a month, and excludes the cost of land. It would take
“between 20 and 84 years depending on the type of house and interest rates,
assuming a savings rate of 25 percent of income.”24 The high cost of construction
is attributed to increasing government tariffs on materials, which are largely
imported, value-added tax, services, equipment rental and labour costs.25
The reality is that in key urban centres in Sudan such as Khartoum the price of
real estate is earmarked for the elite. Vacant land in desirable locations in
Khartoum costs as much as SD82 936m2 (US$1 500m2).26 The prices are
attributed to high demand, government policies, rising inflation rates and the weak
local currency value.27 Research between 1997 and 2006 indicated that the costs
of housing, water and electricity grew at twice the rate of tradable goods such as
food, clothing and consumer items.28 Studies in 2009 indicated that most low
income households (50 percent of the population) could afford a house of nondurable materials, 10 percent to 15 percent could afford houses of durable
materials, and five percent of high income households could afford houses of
advanced materials.29
The local government in Khartoum has attempted a response to the housing issue
by creating the Housing and Construction Fund in Khartoum City, intended to
enable access to adequate housing for all social classes.30 The project was
unsuccessful for several reasons. First, its funding was meant to be sourced through
profits from luxury housing, but low demand for luxury housing meant there were
no funds to develop public housing.31 Second, eligibility was determined by a
rating system prioritising applicants who had lived in the city for more than 10
years.32 Third, proof of formal employment was required as part of the application,
thereby marginalising those working in the informal sector.33 Last, public housing
development was not done on well-located land close to employment
opportunities, but rather on the outskirts of the city centre. As such, and also
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COVID-19 response
A governmental task team, the High Committee for Health Emergencies,
was formed to co-ordinate the country’s COVID-19 response efforts,
comprising representatives from the Ministries of Health, Labour and
Social Welfare, Foreign Affairs, Internal Affairs, Information, and Finance,
as well as the head of the Central Bank of Sudan and representatives of
the army, the police and the security services. The Sudanese Security
and Defence Council declared a state of health emergency on 16 March
2020, three days after the first reported case of COVID-19. The
protocols included “closing all airports, land and sea border crossings,
apart from aid, technical and humanitarian support.”61 As the epicentre
of the pandemic within the country, the state of Khartoum was placed
under a total lockdown on 13 April 2020.
From the perspective of local and international aid and investment, there
is little evidence of prioritisation around housing delivery or finance as
a specific outcome or mechanism for social development.

because of poor public transport infrastructure, the travel costs to workplaces
made the developments untenable for the target market.34
High rates of inflation of imported goods and materials and a Consumer Price
Index (CPI) that rose from SD2 535 (US$46) in January to SD4 395 (US$79) in
June 202035 make housing unaffordable. In turn, sanitation infrastructure is also
underdeveloped and the country is categorised as having a high risk of spread for
major infectious diseases,36 which given the current pandemic is a pressure point
for the country.
The Sudanese pound continues to depreciate rapidly, high inflation is affecting
household spending power, the country faces shortages of fuel, cooking gas and
bread, and the measures implemented to halt the spread of the COVID-19 virus
place further strain on an already compromised economy.37
Housing supply
In 2008 the National Fund for Housing and Reconstruction was launched to
address sustainable urban development through the construction and market
development of affordable housing at various income levels.38 This programme
has, however, been constrained by limited funding. Sudanese citizens are
reportedly addressing their own housing needs with their own savings and
transfers from remittances.39
There have, however, been a number of notable housing projects over the years.
The core issues within these projects have been concerns of funding, lack of
sustainable local materials and ill-considered design typologies, and location
challenges. The housing projects include:
n New Deims Resettlement Project of 1949, located in Khartoum town,
included 1 233 residential plots. This project was self-built and not funded by
the state.40
n El Shabyia Project of 1963-1985 in Khartoum North focused on workers’
housing within an industrial area of 1 048 units. The recipients had to have a
down payment of 10 percent of the total cost of the house and the services
provided, with the balance paid in instalments over a 20 years.41
n Al Iskan Project of 1975, west-south of Khartoum town, consisting of 200
prototype units.42
n Elthora hara 72, northwest of Omdurman in Karari locality, was constructed
by a state fund and broke ground in 2003. It encompassed 674 low-cost
housing units, 410 middle income units, and 62 high income units.43 It
included upfront payments of 20 percent of the total cost of the house and
the services, with remainders payable in instalments over a period of
12 years.44
n Al Rasheed Pilot Project by the United Nations Human Settlements
Programme in Khartoum between 2008 and 2010 included 400 semidetached units, as well as a pilot for low-cost sewage waste and a water
treatment system, and construction training for masons and specialists to build
500 public and private pit latrines.45
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Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000

PPP$94 514
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PPP$26 724
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3.24%

Cost of cheapest
newly built house:

3 600 000 SDG

House price PPP$:
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that could afford this
house with ﬁnance:

26.62%

1 PPP$:

12.71 Sudanese
pound
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These models failed to provide a sustainable replication model catering for the
low income housing market, which is currently still underserved with 50 percent
of urban dwellers living in informal settlements.46
Property markets
The higher income market for housing within Khartoum has been growing, in
which the private sector is able to find investment partners based on potential
returns. However, the industry remains constrained by statutory development
processes. As of 2020, it takes 255 days to obtain construction permits based on
the World Bank Doing Business report, with 11 days to register the property at
a rate of 2.6 percent of the property value.47
The majority of Sudanese live in simple houses of their own (86 percent dwellings
are owner-occupied) or rent from landlords or agricultural scheme authorities.48
Housing can be classified into four types of tenure status: owned, rented, provided
as part of work, and free dwelling.49 This ownership, however, relates specifically
to the dwelling itself and not the land on which it is located. The central
government struggles to formalise land tenure and titles, with most land owned
by the state which does not recognise customary land tenure; as such land is
allocated on a leasehold basis.50 As only 2.3 percent of the adult population have
access to credit,51 with a mortgage sector that is still underdeveloped, the property
market is limited to those who can afford to purchase from savings or cash
reserves. Private sector investment in real estate is thereby noted as a complex
series of agreements and informal leases between land brokers.
Policy and legislation
There is limited definition of the direct policies implemented by the state to
develop housing. The approaches have been largely project and programmebased, such as the Khartoum housing and development fund. They are intended
to support low income families by providing housing with minimum structure for
eligible families, according to a point system.52 The fund is currently inhibited by
“deficiencies in infrastructure, inappropriate policies, and the financial and technical
weaknesses of local institutions that hinder the potential for progress.”53
At the centre of the housing challenge in Sudan is access to land. During the
period of political and economic instability, control and management of prime land
in Khartoum was always contentious. This has translated to policies on informal
housing “that combined particularly violent actions of eviction and displacement
of squatters to the outskirts of the city with programmes that sought to allocate
parcels of land on the urban fringes.”54 Various conflicts around land have
increased significantly “in which a plot of land might change hands several times a
year, sold on by an intermediary or an unscrupulous landowner, or an attempt to
regularise a transaction might be blocked by local authorities.”55
Also, the lack of access to finance tools is a hindrance to individual economic
upliftment. The “regime change has created a window of opportunity for essential
reforms and improving governance could prove fundamental in addressing major
macro imbalances and revamp broad-based growth.”56 The implications of the
pandemic have, however, resulted in a global redirection of national investment
and resource allocation to address the immediate needs to ensure basic survival.

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

Opportunities
Sudan has the opportunity to develop local capacity in the supply of technologies
and materials for basic construction. It is “important to find methods to modify
the existing construction types and seek suitable alternatives for them at an
acceptable cost.”57 “The search for alternative materials and building technologies
affordable for the middle and low income classes is assumed to be one of the
possible solutions to urban housing as well as for rural housing.”58 This is crucial
to build local capacity, decrease the cost of building materials and diversify local
economic opportunities. A sustainable housing sector requires capacitation of
local authorities to create housing policies that align with sustainable development
goals and objectives; enabling community participation in project planning and
decision-making to ensure sustainability of interventions; and, at the family level,
empowerment of residents to modify their housing to meet individual needs.59

Availability of data on housing finance
There is limited information publicly available and online specifically on
housing and housing finance. Sources such as the Central Bank of Sudan
(www.cbos.gov.sd/), the Ministry of Finance and Economic Planning
(mof.gov.sd/), the Ministry of Environment, Natural Resources and Urban
Planning (/www.mepd.gov.sd/) and the Central Bureau of Statistics
(www.cbs.gov.sd/index.php/), have intermittent data available with links
and archives not accessible or only available in Arabic.
Further, the IMF reports that the “inherent fragility of the country is its
limited institutional capacity, the lack of reliable and timely data and in
general an inadequate level of transparency.”60

Websites
Central Bank of Sudan https://cbos.gov.sd/en/
Central Bureau of Statistics www.cbs.gov.sd
Centre for Affordable Housing Finance http://housingfinanceafrica.org/
Doing Business https://www.doingbusiness.org/
International Monetary Fund https://www.imf.org
Land Links https://www.land-links.org/country-profile/sudan/#1528487721845dfe68c5f-9ebf
Making Finance Work for Africa https://www.mfw4a.org/country/sudan
Ministry of Finance and Economic Planning www.mof.gov.sd
Ministry of Environment, Natural Resources and Urban Planning www.mepd.gov.sd
Numbeo https://www.numbeo.com
Sudan Microfinance Development Facility http://www.mfu.gov.sd
Trading Economics https://tradingeconomics.com
UNICEF https://www.unicef.org/sudan/coronavirus-disease-covid-19-informationcentre
World Bank https://www.worldbank.org/
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Tanzania
Victor Mose

Overview
Tanzania is an East African country that borders on the Indian Ocean. The
population was estimated at 58 million in 2019, having grown by three
percent.1 Approximately 34.5 percent of the population live in urban areas
and 65.5 percent live in rural areas. Over 60 percent of the population in
urban areas live in informal settlements, which are often associated with poor
basic amenities. In 2019, the unemployment level was reported at 2.2 percent
of the labour force.2 The economy of Tanzania was TSh145.34 trillion
(US$63.1 billion) in 2019 having grown by 5.8 percent, and this translated
into gross domestic product (GDP) per capita of approximately TSh2.58
million (US$1.122).3 The country ranks 159 in the world in the United
Nations Development Programme’s Human Development Index,4 with a
score of approximately 0.53. Income levels are moderately distributed among
the population, given a Gini coefficient of 40.5 in 2017.5 The country ranked
141 in terms of ease of doing business in 2020, with a score of 54.5.6
Tanzania reported its first case of COVID-19 on 16 March 2020, and by May
had reported 509 cases with 183 recoveries and 21 deaths.7 Tanzania’s
response to COVID-19 included closing education institutions, sporting
events and public meetings. However, Tanzania did not order a lockdown;
establishments continued doing business, with containment measures in place
that included observing basic preventive measures such as social distancing,
wearing a mask, handwashing and sanitising. Some sectors, such as tourism
and hospitality, air transport and international trade were affected. The
economy grew by 5.7 percent in the first quarter of 2020, mainly attributed
to growth in the construction sector together with agriculture, mining and
quarrying, and transport activities.8
Access to finance
The banking sector is regulated by the central bank, the Bank of Tanzania
(BOT). The banking system comprises 37 commercial banks, two
development finance institutions, three financial leasing companies, two
regional town municipal banks outside regional capitals, three microfinance
banks, one mortgage refinancing company, one non-bank institution, one
housing finance company and one regional town council.9 COVID-19 slowed
down bank activities as banks remained uncertain about lending to retail and
small and medium-size enterprises. Banks reported a reduction in profits as
interest and non-interest incomes declined.10

KEY FIGURES
Main urban centres

Dar-es-Salaam,
Dodoma

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

2 318.11 Tanzanian Shilling (TZS)
774.74 Tanzanian Shilling (TZS)

Total population [b] | Urban population [b]
Population growth rate [b] | Urbanisation rate [b]
GDP per capita (Current US$) [b]
Percentage of population below national poverty line (2020) [b]
Unemployment rate (% of total labour force, national estimate) [b]
Proportion of adult population that borrowed formally (2017) [n]
Gini coefﬁcient (2017) [b]
HDI country ranking (2018) [c] | HDI country score (2018) [c]

58 005 463 | 20 011 885
2.95% | 5.07%
US$1 122
46.5%
2.2%
12%
40.5
159 | 0.53

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

US$63 177 million
1.04%
3.46%
n/a
17%

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

5 460
US$188.9 million
15% | 20 years | 10%
0.30%
34
6 711
240 000 000 TZS
3

Total number of formal residential dwellings in the country (2017) [m]
Total number of residential properties with a title deed (2017) [m]
Number of formal housing units built in this year (2019) [f]
Price of the cheapest, newly built house by a formal developer or
contractor in an urban area in local currency units (2019) [g]
Size of cheapest, newly built house by a formal developer or
contractor in an urban area (2019) [g]
Typical monthly rental for the cheapest, newly built house (2019) [h]
Cost of standard 50kg bag of cement in local currency units [i]
Type of deeds registry: digital, scanned or paper [j]
World Bank Ease of Doing Business index rank [j]
Number of procedures to register property [j]
Time to register property
Cost to register property as share of property price [j]
World Bank DBI Quality of Land Administration index score (0-30) [j]

4 892 212
722 346
26 408
180 000 000 TZS
288m2
300 000 TZS
14 000 TZS(US$6.04)
Paper
141
8
67 days
5.2%
7.5

Percentage of women who own a house alone: Total | Urban [k]
n/a | n/a
Percentage of households with basic sanitation services:
Total | Urban (2017) [k]
39.4% | 41.1%
Percentage of households with no electricity: Total | Urban (2017) [k] 74.2% | 41.1%
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2017) [k]
30.2% | 27.4%
Percentage of urban population living in slums (2018) [l]
8.2%
NB: Figures are for 2020 unless stated otherwise.

Member organisations of the African Union for Housing Finance (AUHF):
Tanzania Mortgage Reﬁnance Company Ltd
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Bank of Tanzania
[e] CRDB Bank
[f] Ministry of Lands, Housing and Human Settlements
Development
[g] Ministry of Finance and Planning

[h]
[i]
[j]
[k]
[l]
[m]
[n]

ZoomTanzania (property website)
National Construction Council
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)
National Bureau of Statistics
Financial Sector Deepening Trust (FSDT)

Housing finance in the country ranges from mortgages to personal loans, which are
not specified by borrowers. The mortgage market in 2019 saw some improvements
in the number of mortgage banks, outstanding mortgages and the value of mortgage
loans, when compared to 2018. Between 2018 and 2019 the number of banks offering
mortgages increased to 34 from 32, and the number of outstanding mortgages grew
to 5 460 from 4 996. The monetary value of the outstanding mortgages amounted to
TSh438 billion (US$189 million) in 2019 from TSh421 billion (US$182 million) in 2018,
and these were offered on an interest rate range of 15 percent to 19 percent.
However, the average value of a mortgage dropped from TSh84 million (US$36 000)
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to TSh80 million (US$34 000), which is attributable to the rise in the number of
mortgages.11 Housing financing by non-banking institutions is associated with four
active registered housing cooperatives in 2018, whose members’ shares amounted
to TSh890 million (US$384 000).12
Overall bank lending to the private sector increased by 11.1 percent in 2019
compared to 4.9 percent in 2018, and this was attributed to increased demand in
trade, building and construction, real estate, agriculture and personal activities.13
The cumulative share of the building, construction and real estate sectors in the
loans advanced increased from 8.1 percent to 10.9 percent over the same
period.14 Non-performing loans in the banking sector declined from 10.5 percent
to 9.6 percent due to a decrease in doubtful and loss loans, with both remaining
below four percent. The share of the real estate sector in access to credit
decreased from four percent to three percent. Similarly, the real estate sector’s
share in non-performing loans decreased from approximately 17 percent to eight
percent between 2018 and 2019.15
In response to COVID-19, the government of Tanzania, through the BOT,
authorised commercial banks to renegotiate loans with customers. This could
include increasing repayment periods and reducing instalment amounts. The BOT
also reduced the minimum reserve requirement ratio from eight percent to six
percent and the discount rate from seven percent to five percent, and opened
the mobile money wallet to allow for transacting in larger amounts. The daily
mobile wallet transaction limit to customers was expanded from TSh3 million
(US$1 294) to TSh5 million (US$2 156) and the daily balance from TSh5 million
(US$2 156) to TSh10 million (US$4313). The financial risks that the banking
market was exposed to due to the pandemic included loan rescheduling, increases
in bad debts and reduced demand for loans.
Use of banking services by the population is low, with only 12.3 percent of
households having at least one member with a bank account.16 Only 6.1 percent
of rural households had at least one member who had a bank account, compared
to urban households which had 23.8 percent, according to a National Bureau of
Statistics survey conducted in 2017/18. Gender demographics show that males
had greater access to banking services than females, with at least 13.5 percent of
households headed by males with a bank account compared to only 9.4 percent
among female-headed households.
The main funding for mortgages are customer deposits and concession loans from
the Tanzania Mortgage Refinancing Company.17 Borrowers of mortgages are
required to pay a down payment, which is typically 10 percent of the value of the
house to be constructed or bought.18 The typical mortgage term is 20 years with
some banks offering shorter or longer payment periods, between 10 years19 and
25 years.20 The lending rate was 16 percent on average, with some banks
requiring 15 percent to 19 percent.21 There were 460 microfinance loans in 2019,
from two out of the five registered microfinance institutions,22 (EFC Tanzania
Microfinance Bank and Yetu Microfinance Bank). However, EFC, Hakika
Microfinance Bank and Mwanga Community Bank have since merged.23 WATHuman Settlement Trust (WAT-HST) provides housing microfinance services,
community mobilisation, housing support services, and works on a variety of land
and construction projects.24
Affordability
The price of the cheapest newly built house with a size of 288m2 is TSh180 million
(US$78 000) and would be a one-bedroom house.25 This translates to the
average price per square metre of a residential dwelling in the main urban centre
being approximately TSh700 000 (US$300). The typical monthly rental in an urban
area for the cheapest newly built house is approximately TSh300 000 (US$130),
while the typical annual rent per square metre for residential dwellings in the main
urban centre is approximately TSh12 860 (US$5.55). The minimum size of a
residential plot in urban areas is 505m2 (an eighth of an acre). The cost of a
standard 50kg bag of cement is approximately TSh14 000 (US$6), however, these
vary across and within the urban areas. The average cost of labour is
approximately TSh20 000 (US$9) a day, but this varies across levels of skill and
type of profession.
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COVID-19 response
n The country did not impose a lockdown but it shut down learning
institutions, banned public gatherings, imposed mandatory selfquarantine for travellers from risk areas, banned travel by
government officials, and limited travel by citizens to other countries.
n The BOT reduced the discount interest rate by two percentage
points as well as the cash reserve ratio for banks by the same
margin. The government of Tanzania, through the BOT, authorised
commercial banks to renegotiate loans with customers. This could
include increasing repayment periods and reducing instalment
amounts. The daily mobile wallet transaction limit to customers
was expanded from TSH3 million (US$1 294) to TSH5 million
(US$2 156) and the daily balance from TSh5 million (US$2 156)
to TSh10 million (US$4313).
n A moratorium on evictions was put in place.
n The government responded to the impact COVID-19 had on
informal settlement through public awareness campaigns.

The inflation rate improved in 2019 to approximately 3.46 percent compared to
3.49 percent in 2018. This increased purchasing power by making commodities
relatively affordable.26
The National Housing Corporation (NHC), which is a government entity
established to undertake various businesses in real estate, is lobbying for valueadded tax (VAT) exemptions and a subsidy on construction materials and plots,
which will enhance the affordability of properties.
Housing supply
The average household size in Tanzania is 4.6 persons, but male-headed households
are bigger in size (4.9) compared to female-headed households (3.9). Rural
households have a larger average household size (4.9) than urban households
(4.2).27 The use of modern materials for construction increased over the 19912018 period. Households with modern walling increased from 16 percent to 79
percent, households with modern flooring from 21 percent to 51 percent, and
households with modern roofing from 35 percent to 64 percent. Dwellings in
urban areas are in better condition than rural areas, as 94 percent of households
in urban areas had better walls compared to 70 percent in rural areas, while only
77 percent of households in rural areas had better roofs compared to 98 percent
in the urban areas. Only 32 percent of rural households had better floors
compared to 85 percent in urban areas.28 For access to basic amenities,
approximately 63.2 percent of households in urban areas are connected to
electricity compared to 10.4 percent in rural areas. Access to improved water
was 87.6 percent in urban areas compared to 65 percent in rural areas, while for
sanitation services, 41 percent of households had improved toilet systems in urban
areas, compared to 16 percent in rural areas.29
According to a 2019 report by the National Bureau of Statistics, approximately
64 percent of the population believe that their properties are tenure secure;
however, security levels on ownership and use of property remain low among
renters, at 37 percent.30
The role of the state in housing delivery can be seen as two-fold, creating an
enabling environment31 and active investment in developing properties.32 Through
the NHC the government develops houses for purchase or rental, with houses
for purchase on a tenant purchase system, mortgage, or cash payment.33 The
Ministry of Lands, Housing and Human Settlements is seeking to digitise the land
registry by establishing an integrated land management information system,
enhancing urban planning and establishing district councils for dispute and conflict
resolution, as planned in the national five-year plan of the country34 and in line
with its core functions.35
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TANZANIA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
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Data on the total number of formal dwellings in the country is not readily available,
but annual registration, which is reported, can help if all years are compiled. The
cumulative number of properties developed by property developers is also not
readily available. The total number of residential properties whose title deeds
were processed in 2019 was 92 514. The number of houses completed by the
NHC in 2019 was approximately 1 459.37
Property markets
The real estate sector grew by 4.5 percent in 2019 compared to 4.4 in 2018.38
The sector faces various key housing issues including containing the pressure of
rapid urbanisation, which increased the demand for housing and led to a housing
deficit due to an inelastic housing supply. This has been exacerbated by outdated
master plans, unplanned settlements, land conflicts, poor infrastructure limiting
mobility, and poor supply of housing amenities such as water, sanitation and energy
services.39 Some of the key industry bodies for developers are the Association
of Citizen Contractors Tanzania and the Association of Real Estate Professionals
in Tanzania, which was the Tanzania Institution of Valuers and Estate Agents until
2019.

PPP$232 336

Urban households
that could afford this
house with ﬁnance:

2.67%

1 PPP$:

774.74
Tanzanian shilling

2 000

Urban

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

Some of the ongoing projects undertaken by the NHC include Morocco Square,
Kawe, SafariCity, Golden Anniversary, Iyumbu Satellite Centre and My Home My
Life. Some of the upcoming projects include Iyumbu Phase II, Salama Creek, Usa
River and Uptown Kawe. Completed NHC projects include Victoria Place,
EcoResidence, Mwongozo, Kigamboni, Mchikichi, 274 Chato, Medeli, Levolosi,
Shangani, Rahaleo, Meru Residential and Rahaleo Complex.36

House price PPP$:

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

land available for shelter and human settlement development, providing
infrastructure and social services, promoting balanced development, and building
the technical, managerial and financial capacities of the sector, among other
objectives.42
The financial sector is regulated and developed by various policies including the
Banking and Financial Institutions Act 2006, the Mortgage Refinance Company
Regulations 2011 and the Microfinance Act 2018. A new impetus for finance
sector legislation relevant to the housing sector can be traced to the Mortgage
Finance Company Regulations, 2011 and 2015. Some recent policy developments
seeking to promote industry discipline, stability, access and development include
the Microfinance Community Microfinance Groups Regulations 2019, the
Microfinance Savings and Credit Cooperative Societies Regulations 2019, and the
Microfinance (Non-Deposit Taking Microfinance Service Providers) Regulations
2019.

Property markets in urban areas are dominated by the private sector, which has
market share of over 75 percent. The government participates in property
development mainly through the NHC or Tanzania Building Agency (TBA),
especially in providing social housing, which may be considered risky by the private
sector.

Some upcoming policy developments include real estate bills43 and the national
land policy,44 which are at different stages of development and processing. The
country is developing a new housing policy which intends to review the real estate
regulatory environment, the National Human Settlements Development Policy of
2000 and the Land Use Planning Act No. 6 of 2007. The National Land Policy of
1997 is under review to provide more impetus in addressing land disputes,
surveying and mapping, titling of land, security of land tenure, payment of
compensation for land acquired by the state, promoting investment, and ensuring
equitable access to land. Further government initiatives are in the medium-term
plan 2017-2021, which includes plans to establish and capacitate housing
cooperatives, prepare housing standards and guidelines, establish a housing
information centre, create public awareness about the construction of decent and
affordable houses, promote appropriate technology for affordable housing,
regularise 1.2 million houses in unplanned settlements, and prepare 20 Master
Plans.45

All land in Tanzania is public land whether granted, customary or unoccupied.
Tanzania has a central lands title deeds registry, but the level of automation is low.
The country is in the process of implementing an integrated land management
information system to support digitised land tenure and title system. The country
registered and issued titles to 47 948 parcels of land in 2019 compared to 31 254
in 2015, 33 257 in 2016, 21 743 in 2017 and 41 522 in 2018. It takes approximately 67 days to register property in the country and the registry exists in paper
form.40 However, there are plans to transition the paper-based registry into an
automated system.

Opportunities
According to the Tanzania Investment Centre, there is an acute shortage of
accommodation in urban and cosmopolitan areas, mainly due to the rapid growth
of economic projects and the population, which has increased demand for
residential and commercial properties. The NHC, the TBA and other private firms
require synergies that can support property development. Opportunities available
include the development and management of housing estates, residential
apartments, office buildings, conference and banquet facilities, shopping malls, hotels,
and the provision of home financing.

Policy and legislation
There are distinct but mutual legal, policy and regulatory frameworks for housing
and housing finance in Tanzania. The national land policy regulates land access
rights, land tenure and administration, surveying and mapping, and urban and rural
land use planning.41 The national human settlement and development policy seeks
to promote the provision of adequate and affordable shelter by making serviced

Areas that need strengthening include housing finance and technological progress.
In addition, there is potential for collaborating with the government to delivery
social housing in informal settlements through slum upgrading programmes such
as the Community Infrastructure Upgrading Programme.46
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Websites
Tanzania Mortgage Refinance Company htpps://www.tmrc.co.tz/
NMB Plc Tanzania https://www.nmbbank.co.tz/
Association of Real Estate Professional of Tanzania https://www.arepta.org/
Association of Citizen Contractors Tanzania https://acct.co.tz/
B.R Real Estate Developers Ltd https://brrealestate.co.tz/
Bank of Tanzania https://www.bot.go.tz/
Comfort Zone Real Estate https://comfortzonerealestate.co.tz/
JR Real Estate Dealers Tanzania http://www.jrrealestatedealers.co.tz/
Knight Frank Tanzania https://www.knightfrank.co.tz/
Kupatana https://kupatana.com/
Ministry of Finance and Planning https://www.mof.go.tz/
Ministry of Lands, Housing and Human Settlements Development
https://www.lands.go.tz/
Mwanga Hakika Microfinance Bank Limited https://mhbbank.co.tz/
My Dalali Real Estate http://www.mydalali.co.tz/
National Construction Council https://www.ncc.go.tz/
National Housing Corporation https://www.nhc.co.tz/
Remax Tanzania http://www.remax.co.tz/
Seven Estate Agent https://www.sevenestate.co.tz/
Tanganyika Estate Agents https://tzagents.com/
Tanzania Bankers Association https://tanzaniabankers.org/
Tanzania National Bureau of Statistics https://www.nbs.go.tz/
Zoom Tanzania https://www.zoomtanzania.com/

Availability of data on housing finance
Data is collected by various government and non-government actors.
The National Bureau of Statistics and the BOT are the main sources of
quality data on housing and housing finance. The data is published
through printed media and not readily available for download online.
The data includes household data, financial sector and mortgage market
data, real estate development data, labour market data and
macroeconomic data, among others.
The Tanzania Building Agency, the National Construction Commission,
the National Housing Corporation, the Tanzania Investment Centre, the
Ministry of Lands, the Tanzania Bankers Association and the Tanzania
Mortgage Refinancing Company play key roles in data collection and
management. They have different types of data and information that is
important for housing and housing finance sector players.
There is, however, a need to enhance the range of data, especially the
indicators that serve different sector players in the entire value chain as
well as from the demand and supply sides, such as availability of data on
costs, market demand and financing deficits.
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Togo
Koffi Alogninou Assogbavi

Overview
Togo is a West African country with an estimated population of about
8 082 366 in 2019 and an annual growth rate of 2.42 percent. Its neighbouring countries are Ghana, Benin and Burkina Faso. The country is among
the smallest African countries, and stretches inland from the coast as a long,
thin strip of land covering 56 785km2. Togo is part of the Economic
Community of West African States (ECOWAS), and the West African
Economic and Monetary Union (WAEMU).
The social housing sector has a large deficit, caused by the lack of public
housing policies over a number of years. The need for housing is constantly
increasing in direct correlation with population growth, estimated at 3.72
percent in urban areas with an urban population around 3 414 638 in 2019.1
According to official forecasts, 50 percent of Togolese population will live in
urban areas by 2028.2

KEY FIGURES
Main urban centres

Lomé, Kpalimé, Attakpamey,
Sokodè, Kara, Dapaong,
Tsevié, Aneho

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

584.30 CFA Franc XOF
240.24 CFA Franc XOF

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

8 082 366 | 3 414 638
2.42% | 3.72%
US$676
28.2%
1.8%
7.5%
43.10
167 | 0.51

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate [b]
Yield on 10-year government bonds
Lending interest rate (2017) [b]

US$5 460 million
5.31%
0.67%
n/a
5.10%

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

n/a
n/a
7% | 15 years | n/a
n/a
6
n/a
177 218 000 000 XOF
76

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

n/a
47 326
1 800

Percentage of women who own a house alone: Total | Urban (2017) [k]
Percentage of households with basic sanitation services:
Total | Urban (2017) [k]
Percentage of households with no electricity: Total | Urban (2017) [k]
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2017) [k]
Percentage of urban population living in slums (2018) [l]

n/a | n/a

7 000 000 XOF
150m2
50 000 XOF
3 900 XOF (US$6.67)
Computer - Scanner
97
3
35 days
1.6%
9.50

15.5% | 24.5%
48.4% | 12.8%
35.4% | 37.5%
54.3%

NB: Figures are for 2020 unless stated otherwise.

Togo’s economy is dominated by agriculture, which involves most of its
population. Inflation in 2019 was 1.7 percent, up from 0.9 percent in 2018.
According to official sources, the economic growth in 2019 was five percent
after 4.9 percent in 2018.3 According to the Togolese government, the gross
domestic product (GDP) growth rate in 2020 could contract to 1.5 percent
against the initial forecast of 5.5 percent, based on the impacts of the
COVID-19 pandemic.4
Since the outbreak of the COVID-19 pandemic in Africa, the Central Bank
of African States (BCEAO) has published some measures to mitigate the
impact of the pandemic on the banking system and the financing of economic
activity in the Union. As a first step, BCEAO increased the amount granted
each week to banks by CFA340 billion (US$581 892 863) (which now
amounts to CFA4 750 billion or US$8 129 385 589) to help relieve the
economy. In a second phase, CFA25 billion (US$42 786 239) will be allocated
to the West African Development Bank (BOAD) bonus fund. The BOAD
will in turn be able to grant more concessional loans at better rates to
Member States. These funds will be used to finance urgent investment and
capital expenditures in the fight against the pandemic.5 In Togo, the central
bank cut its key interest rate by 50 basis points.6

Member organisations of the African Union for Housing Finance (AUHF):
Caisse Regional de Reﬁnancement Hipothecaire de l’UEMOA (CRRH-UEMOA)
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Bancaire Sahélo Saharienne pour l`Investissement
et le Commerce (BSIC)
[e] Togolese Real Estate Federation

[f]
[g]
[h]
[i]
[j]
[k]
[l]

The Central Bank of West African States (BCEAO)
Land Registry Ofﬁce
Ministry of Urban Planning and Housing
Ets Helegbe
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

With the objective of supporting its population, the Novissi social assistance project
was launched in April 2020 to assist the most disadvantaged against the measures
enacted and the health state of emergency decreed by the Head of State on 1 April
2020. This programme provides a direct cash transfer to households that have lost
some or all their income due to the impact of COVID-19. Those eligible for this
programme began to receive a monthly allowance of CFA12 250 for women and
CFA10 500 for men.7
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Access to finance
According to the results of FinScope 2016, Togo has moderately low financial
inclusion compared to other countries in Sub-Saharan Africa. It ranks 14th in access
to financial services among the 21 African countries in which FinScope surveys
have been conducted. Between 2014 and 2019, the percentage of Togolese over
the age of 15 with a bank account, microfinance or postal services, increased by
24 percentage points, from 50 percent to 74 percent.
The financial services delivery landscape in Togo is dominated by banks and
microfinance institutions, also called decentralised financial system (DFS). The DFSs
are extremely important service providers in Togo and partly cover the gap caused
by the concentration of banks on higher income urban customers. The largest
DFS network remains the Togo Cooperative Savings and Credit Units (FUCEC)
which in 2018 alone held more than 63 percent of the assets in the DFS sector
nationally, representing a balance sheet of CFA125 billion (US$213 931 199).8
The DFSs contribute to the improvement of financial inclusion in Togo, particularly
in accessing financing systems for rural and peripheral populations. They do not
offer formal loans to finance housing, however, it seems clear that some of the
funds provided are invested by beneficiaries in real estate projects.
Togo has 14 conventional banks, 11 of which are subsidiaries of WAEMU’s largest
banking groups. There are three branches and three banking financial institutions.
The number of banks is expected to increase with the upcoming opening of the
Development Bank of Mali, a subsidiary of the Moroccan Bank of Africa BMCE
Group. Mortgages are difficult to obtain although some banks offer them to their
customers under strict terms, such as reporting regular income or land securities.
Generally, mortgage terms vary between 10 and 15 years and interest rates are
between seven percent and 10 percent. However, these rates are negotiable by
the customers.
Microfinance institutions do not currently offer loans for housing construction or
mortgages.
However, during a seminar organised by the Regional Fund for Mortgage
Refinancing (CRRH-UEMOA) in September-October 2019, several themes were
developed including guidelines for refinancing housing loans. The evaluation of the
financial guarantee solutions for housing loans made by DFSs was also discussed.9
The CRRH-UEMOA is a regional initiative for a better access to housing finance
in WAEMU countries. Nearly 55 commercial banks within the union constitute
its shareholding. It provides WAEMU’s credit institutions with access to resources
for the refinancing of housing loans. Its role is expected to strengthen to boost
the housing market in the sub-region and thus also in Togo.
To meet this objective, the institution increased its share capital by CFA9 144
billion (US$15 657 534 246) to CFA9 589 billion (US$16 419 529 547) at its
general meeting in 2019. This capital increase is meant to facilitate access to home
loans. As of 31 December 2019, the CRRH-UEMOA had mobilised in eight years
of activities a total of CFA 200.3 billion (US$342 465 753) in resources for the
refinancing of housing loans made by 35 shareholder banks covering the eight
countries of UEMOA.10
Affordability
Housing is a concern in the main urban areas of Lomé with its unplanned
urbanisation.The city is developing in the outlying areas without essential services
such as schools, health centres, water or electricity.
The minimum area of land for the construction of a house is 150m2 and the cost
of building a single ground floor house is between CFA7 million and CFA8 million
(US$13 691).11
In recent years, the cost of cement, an essential material in the construction of a
house, has decreased, thanks to the competition between players in the sector.
The price of cement per ton (20 bags of 50kg per bag) is between CFA78 000
(US$133.49) and CFA80 000 (US$136.91) despite the official price set by the
state of CFA81 000 (US$138.62). The price of cement is expected to fall further
in 2021 with the arrival on the market of a new player, the West African Coast
Cement Plant. This trend is expected to reduce the cost of building construction.
The Nigerian Dangote Group also announced the construction of a factory in the
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COVID-19 response
BCEAO increased the amount granted each week to banks by CFA340
billion (US$581 892 863) (which now amounts to CFA4 750 billion or
US$8 129 385 589), to help relieve the economy.
In a second phase, CFA25 billion (US$42 786 239) will be allocated to
the BOAD bonus fund.
The Togolese government put in place a series of measures from
16 March 2020. These included:
n Suspension for two weeks from Friday 20 March 2020 of all air links
from high-risk countries;
n Mandatory 14-day self-isolation for anyone arriving in Togo and
staying in a high-risk country;
n Prohibition of any gathering of more than 100 people throughout
the country for one month, starting Thursday 19 March 2020 at
midnight;
n Launch of Novissi, a cash transfer programme for the most
vulnerable population;
n Free water and electricity for social units for three months;
n The central bank cutting its key interest rates by 50 basis points;
and
n A curfew with the closure of some cities.
To make the information available, a government website was created
to communicate information about the disease in the country.

country. All these investments show the confidence of economic operators in
the construction sector.
In general, building your own home is imperative for every citizen in Togo and is a
sign of self-fulfilment and accomplishment. This obsession with real estate partly
explains land speculation, the number of unfinished houses, and the anarchic
creation of neighbourhoods in flood-covered areas as seen in some parts of the
capital. The guaranteed interprofessional minimum wage in Togo is CFA35 000
(US$59.90), which does not allow the average citizen to buy land, build their own
housing, or even afford decent rental housing.
Most banks offer mortgages, but the majority of the population does not have
access to this type of housing financing because of the rigidity of the conditions of
these loans, provision of a land title and building permits. At the level of the
Togolese Bank Union, for example, guarantees include death insurance, a medical
report if the amount is greater than or equal to CFA5 000 000 (US$8 561) and
fire and water damage insurance. The repayment period is 10 years. Documents
to be supplied are the quotation, the land title, the construction plan, the architect’s
report or the building permit.12
The issue of housing during the pandemic period has been difficult, especially for
the homeless in the capital. The government’s accompanying measures did not
directly impact the housing sector. Some marginal initiatives of non-governmental
organisations (NGOs) have relieved a tiny fraction of these people.
Kpadomeviwo-Togo, an NGO working to protect street children, has sheltered
some people in rented accommodation.13
Housing supply
In Togo, in the capital Lomé and most other cities, the majority of houses are
informal. The number of rural and urban houses is not quantifiable. The average
size of a household in rural areas is about eight people compared to four in the
urban areas. The country has two housing delivery systems, including properties
and rentals.
For formal housing, the government has started a programme to build 1 000 social
housing units mainly for state officials.14 This is the Mokpokpo city located in the
southwestern suburb of Lomé. The project consists of 540 houses on an area of
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Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
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Property markets
In Togo, 75 percent of urban households live in collective housing. Access to the
property remains reserved for a limited section of the population. The cities in
Togo have 52 percent of residents living in rental accommodation.
Through a ministerial decree, the Ministry of Economy and Finance reduced the
cost of property transfer operations to CFA35 000 (US$59.93). Prior to this
measure, the costs were 9.3 percent of the value of the land in 2017, and 6.3
percent in 2018.15 There are very few studies on the Togolese real estate sector
and price fluctuations in the market.
According to a market study by the National Association of Realtors of Togo, prices
in 2018 ranged from CFA1 000m2 (US$1.72 m2) to CFA6 000m2 (US$10.34m2)
for an apartment in Lomé. For a parcel with a land title, prices range from
CFA36 000m2 (US$62.05m2) to CFA480 000m2 (US$827.37m2). Without land
title, prices range from CFA30 000m2 (US$51.71m2) to CFA40 000m2
(US$68.94m2). These prices have had to increase due to the high demand and
development of road infrastructure that made some urban areas more accessible.
Policy and legislation
After the promulgation of Law No. 2018-005 on the Land and Domanial Code
by parliament in June 2018, some measures have been taken to implement this
law. Some initiatives are underway at the Togolese Revenue Office level. One
example is the launch of the e-foncier platform16 in January 2020. The objective
of the platform is to enable surveyors and notaries to safely conduct land
formalities regardless of their geographical location and to accelerate the process
of collecting information and taxes. This tax is applied on both build and unbuilt
properties. Around 50 percent of the income from this property tax goes to local
authorities to meet their needs. Local governance has been undergoing a revival
in the country since 2019 with local elections, and this tax could increase the funds
available to improve living conditions in large urban centres.
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Urban

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

12.5 hectares including 420 low-rise villas and 120 apartments under construction
around Greater Lomé, 15km from the city centre. The operationalising of the
programme was entrusted to two international operators, the Société Ivoirienne
de Promotion Immobilière and Moroccan Shelter 2000. Some banks such as
Orabank and the International Bank for Africa are participating in the project by
offering officials a financing plan through real estate loans over 15 to 20 years.
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Opportunities
The urban growth offers certain opportunities for real estate developers in Togo.
However, they must present offers that address several variables including land
security, limited household incomes, the cost and quality of materials, the
geographical location of the housing, and access to water and electricity.
At present, the offers on the market do not correspond to the financial possibilities
of households. It seems essential that the state becomes increasingly involved in
social housing projects for the benefit of people with limited incomes. Land
security must also be strengthened with the effective application of the new texts.
Local banks are called on to provide more flexible conditions for accessing housing
finance to provide the necessary funds for large-scale projects to accelerate
housing construction.

Availability of data on housing finance
Access to data remains a challenge in Togo for housing finance or
mortgage statistics. At the national level, recent data from official sources
are often not available. There is no database for formal real estate agents.
However, a procedure of identification is underway through the Togolese
Federation of Real Estate.
Regular updates on the Togolese banking sector are available on the
BCEAO website. DFS information is not accessible and up to date.
Information on land titles and mortgages, laws and tax information is
available through the Togolese Revenue Office website. Data on
COVID-19 was available on the dedicated official website, on time.

In the first quarter of 2020, reforms were also implemented for building permits.
A one-stop shop has been set up. To accelerate the land registration process and
reduce the cost of issuing land title, this one-stop shop brings together all the
services involved. The deadline to obtain a building permit has been reduced from
90 days to 10 days in one year. The cost of water connecting is now free with a
reduction of delays by up to five days through the national company La Togolaise
des Eaux. There have been no financial reforms specific to the housing sector. In
addition, the role of the state is limited at present in providing housing. The only
project currently involving the state is that of the city Mokpokpo.
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Websites
Directorate of Land Registry, Land Conservation and Registration
http://www.dadc.gouv.tg/
Central Bank of West African States https://www.bceao.int/
Corona virus in TOGO https://covid19.gouv.tg/
Novissi – Universal Solidarity Income Program https://novissi.gouv.tg/
Togolese Office of Revenue https://www.otr.tg/index.php/fr/
Official website of the Republic of Togo https://www.republicoftogo.com/
Ministry of Economy and Finance https://finances.gouv.tg
Ministry of City, Planning and Housing and Public Health
https://urbanisme.gouv.tg/
National Fund for Inclusive Finance https://fnfi.tg/
National Institute of Statistics and Economic and Demographic Studies
https://inseed.tg/
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Tunisia
Jean David Anet

Overview
With a population of 11 708 370 inhabitants in January 2020,1 Tunisia is
located in North Africa, between Algeria and Libya. Its currency is the Tunisian
dinar, and the official language is Arabic. In the first quarter of 2020, 15.1
percent of the population was unemployed.2 This unemployment rate
hinders access to housing. Indeed, given certain conditions of access to
housing, such as the justification of regular sources of income or the
impossibility of providing solid guarantees, acquiring real estate seems
impossible. In addition, the lack of housing for low income populations (mainly
in urban areas), the proliferation of informal housing, and the accentuation of
socio-spatial segregation are some of the difficulties Tunisian authorities face,
mainly due to inadequate regulations.
In 2019, the economic growth rate was only one percent,3 with an inflation
rate of 6.1 percent.4 Tunisia is rank 78th in the category of countries where
it is easy to do business.5 The low economic growth rate compared with the
2018 rate (2.5 percent) is due to a combination of many factors, both internal
and external. Internally, unfavourable weather conditions impacted on the
olive oil harvest and political tensions caused uncertainty. Externally, Brexit
with all the uncertainties that this entails, coupled with the appearance of the
coronavirus, have been factors that have had a negative impact on the Tunisian
economy (especially on tourism which is the main source of income). In
addition, at the end of 2019, the rate of the Tunisian dinar appreciated by 9.1
percent against the euro and by seven percent against the US dollar compared
with the end of 2018. However, on an annual average, the dinar depreciated
by 4.8 percent against the euro and 9.8 percent against the US dollar.6
COVID-19 has shaken the country’s economy badly and it has gone into
recession. The government has therefore put several exceptional measures
in place to deal with the pandemic. The Central Bank of Tunisia (Banque
Centrale de Tunisie) reduced its key rate to 6.75 percent,7 despite the
decision to raise it to 7.75 percent in February 2019.8 The government has
also decided to no longer count the legal periods of stay in Tunisia for
foreigners and to suspend visa expiry periods.9 For housing, no concrete
measures (except through banks) have been put in place despite the call by
several personalities and associations to the government to protect the right
to housing during the pandemic.10 The private sector, through the Tunisian
Union of Industry, Commerce and Handicrafts has decided to continue to

KEY FIGURES
Main urban centres

Tunis, Sfax, Sousse

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

2.85 Tunisian Dinar (TND)
0.82 Tunisian Dinar (TND)

Total population [b] | Urban population [b]
Population growth rate [b] | Urbanisation rate [b]
GDP per capita (Current US$) [b]
Percentage of population below national poverty line (2017) [b]
Unemployment rate (% of total labour force, national estimate) (2019) [b]
Proportion of adult population that borrowed formally (2017) [b]
Gini coefﬁcient (2017) [b]
HDI country ranking (2018) [c] | HDI country score (2018) [c]

11 694 719 | 8 099 061
1.11% | 1.56%
US$3 317
55.1%
15.1%
8.5%
35.8
91 | 0.74

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

US$38 798 million
1.04%
6.72%
n/a
7.78%

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

n/a
US$3 956 million
7% | 20 years | 20%
10.22%
20
6 711
61 020 TND
296

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

n/a
n/a
3 289 900

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

n/a | n/a

130 000 TND
65m2
550 TND
11 TND (US$3.86)
Computer - Scanner
78
5
35 days
6.1%
13.5

n/a | n/a
n/a | n/a
n/a | n/a
8.2%

NB: Figures are for 2020 unless stated otherwise.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Central Bank of Tunisia
[e] Housing Bank of Tunisia
[f] Ministry of Finance Tunisia
[g] Tunisian Solidarity Bank (BTS)

[h]
[i]
[j]
[k]
[l]
[m]

National Institute of Statistics
Elimrane.com
Tahar Ben Zahra
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

pay its employees normally despite the difficulties.11 This crisis has damaged all sectors
of the Tunisian economy, strongly impacting access to housing finance despite the
reduced interest rate.
Access to finance
Housing finance in Tunisia is mainly channelled through the banking system. This is
composed of 42 banks and approved financial institutions supervised by the central
bank, all of which have the task of granting mortgage loans. Of all these establishments,
there are 23 resident banks and seven non-resident banks.12
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Housing credit increased from TD11 071 000 (US$3 887 514) in 2018 to
TD11 279 000 (US$3 960 552), a variation of 1.9 percent from 2018. Of the
total credits granted, the total outstanding amount was TD487 000 (US$171 007)
in 2019 compared to TD458 000 (US$160 824) in 2018.13 This represents a
variation of 6.3 percent (from 2018 to 2019) compared to seven percent (from
2017 to 2018).14
The Housing Bank (Banque de l’Habitat) is the main state bank for housing finance.
It grants loans with preferential rates from 5.75 percent to a maximum of 13.82
percent.15 These loans are granted through various offers such as the Masken
Awal loan, the El Jedid loan and the Credit Direct loan.

COVID-19 response
During the pandemic, a containment period was imposed from March
to May 2020.
The central bank reduced its key interest rate by 100 basis points to
6.75 percent. In addition, it issued a circular (circular no. 2020-06 of
25 March 2020 supplemented by the circular of 1 April 2020) to the
banks with the aim of preserving the purchasing power of households.42
This circular included the following points:

Tunisian microfinance is mainly channelled through the Tunisian Solidarity Bank,
which aims to be an inclusive and local bank. Its objective is to create sources of
income or to strengthen the role of associations in developing, but it does not
aim to finance housing loans.16

n Deferral by the banks of the fallout from the credits (in principal
and interest) due during the period from 1 March 2020 to the end
of September 2020, and the consequent extension of the
repayment period of the credits.

The fierce competition in the banking sector has led to a certain homogenisation
of the housing offer. In the conditions of access to credit, only the rates vary. These
rates are established on the basis of the central bank’s Key Interest Rate. This rate
was 6.75 percent in 2019.17

n Granting banks the possibility of extending the deferral measures
to clients whose net monthly income is less than TD1 000
(US$351) and who are classified 2 and 3 at the end of December
2019, on a case-by-case basis and depending on the assessment of
the client’s situation.

Access to housing is based on the applicant’s income. Applicants must be salaried,
have a regular income and provide solid guarantees but also some savings. For
example, the Housing Bank’s Credit Direct offers credit terms of up to 25 years
for a minimum savings of TD3 888 (US$1 365).18 Attijariwafa Bank’s Melki credit
offers finance of up to 80 percent of the overall acquisition cost of the desired
property, with the rate varying according to the repayment period.19
For households with a lower income level, the government has set up the First
Housing Programme in partnership with the banks. It enables households to
acquire their first property with a self-financing rate of zero percent. This credit
includes a credit granted by Attijari Bank on the basis of state resources for the
self-financing part, limited to 20 percent of the acquisition cost and 80 percent on
the basis of an Attijari Bank loan. Each Tunisian bank applies its own version of
this programme.

For loans in particular, the benchmark remains the average money
market rate, which was 6.82 percent in July 2020.43 This rate has
remained relatively stable for the past two years.
No moratorium has been put in place for evictions. For informal
settlements, no specific approaches were taken.

There are three variants of this programme:27
n FOPROLOS 1: gross monthly income of between one and 2.5 times the
guaranteed minimum interprofessional wage with bonuses for a property of
up to 80m2. The loan does not exceed 90 percent of the sale price of the
property, a three-year grace period and a repayment period of 25 years

The Tunisia Stock Exchange (BVMT) is one of the sources of financing of the
economy. Its mission includes, among others, the admission of new securities to
listing, the dissemination of stock market information, and the promotion and
development of the stock market.20 In 2019, 409 248 803 shares were traded
compared to 332 396 700 in 2018, a variation of 23 percent.21

n FOPROLOS 2: gross monthly income of between 2.5 and 3.5 times the
guaranteed minimum interprofessional wage with bonuses for a property of
up to 120m2. The loan does not exceed 90 percent of the sale price of the
property, a grace period of three years and a repayment period of 25 years,
and an interest rate of three per cent

Affordability
The number of households in Tunisia is estimated at 3 289 90022 with more than
70 percent of the population owning a property. Ninety-six percent of these
owners have no mortgage.23 Overall household consumption, which was
TD97 096 000 (US$34 094 671) in 2018 compared to TD105 729 000
(US$37 126 027) in 2019, is estimated at TD115 879 000 (US$40 690 207) in
2020. This translates into a variation of 8.9 percent between 2018 and 2019 and
8.6 percent between the 2019 and the 2020 forecast.24 At the same time, housing
loans increased from TD11 071 000 (US$3 887 514) in 2018 to TD11 279 000
(US$3 960 552) in 2019, a variation of 1.9 percent.25

n FOPROLOS 3: gross monthly income of between 3.5 and 4.5 times the
guaranteed minimum interprofessional wage with bonuses for a property of
up to 120m2. The loan does not exceed 90 percent of the sale price of the
property, a grace period of one year and a repayment period of 25 years,
and an interest rate of five percent

Annual gross national disposable income per capita increased from TD9 298
(US$3 265) in 2018 to TD9 905 or US43 478 in 2019.26 Despite this increase,
part of the population, especially new households, cannot cope with the housing
challenges because housing costs are increasingly high.

Housing supply
It is estimated that there are approximately 700 real estate developers active in
the market and only about 40 can be designated as permanent developers. The
supply of housing is inadequate in relation to the demand, with most developers
operating in large cities and concentrating on high-quality housing (around 65
percent) to the detriment of social housing (33 percent).29

The government has been trying to remedy this price increase for several years
by implementing a policy geared towards the acquisition of affordable housing,
especially for young households and people who do not own their own home.
This has resulted in the creation of FOPROLOS (Fund for the Promotion of
Housing for Employees) conceived in the 1970s. The aim of this programme is to
provide affordable housing for low income groups, mainly wage earners who are
members of a social security scheme.
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Despite all the efforts made by the government, FOPROLOS houses are
becoming increasingly expensive in relation to the minimum wage, which is only
TD323 439 (US$D113 574) for a 40-hour work week and TD378 560
(US$132 929) for 48-hour work week.28

The demand for housing is about 77 000 properties.30 In 2019, less than 8 000
dwellings were built by property developers.31 As a result, it becomes impossible
for households with modest incomes to access home ownership. These
households therefore opt for renting rather than buying. Depending on income,
rental is generally for properties with two bedrooms, a dining room, bathroom
and a small additional space (balcony).
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In the face of all these difficulties, self-build is becoming the preferred solution.
Generally, this consists of a new household constructing their house on top of
their parents’ home. This option has the advantage of not having to buy a plot of
land as the property is already owned by the parents and that the land is already
serviced. It also allows the construction to happen at the household’s own pace
and financial means. This means that the urban areas are becoming more densified.
COVID-19, which appeared in Tunisia in December 2019, has generally
accentuated the housing problems in the country. The main measure taken by
the government in conjunction with the central bank has been to defer payments
on existing loans. It has also requested banks to defer the repayment of loans to
employees for a period of three or six months, depending on the level of their
net income.
Property markets
Property is acquired in Tunisia in five different stages, and a period of approximately
35 days is necessary to proceed with the registration of the property. All these
steps together represent a cost of about 6.1 percent of the price of the property.32
In this market, about 72.2 percent of households own their homes.33 These
dwellings are divided between self-built and private or public real estate
developments.
According to the National Institute of Statistics, land prices increased by 1.8
percent in the third quarter of 2019 compared to 2018. Over the past five years,
land prices have increased by 7.3 percent.34 Some areas, such as La Soukra, show
a price per square metre of between TD2 200 and TD2 500 (US$773 to US$878).
For other areas, such as Gammarth, prices per square metre are TD 4 000
(US$1 405).35 The average price for the Ariana area is TD1 041 (US$366) for a
house and TD1 381 (US$485) for a flat.36
These exorbitant prices force the rest of the population to opt for renting.
Monthly rents vary according to the housing zone (rural or urban area), the type
of property (house or flat) and the standard of the property (new or old).
However, in recent years there has been an upward trend in rental prices. This
trend is due to foreigners with a purchasing power far above that of the local
population who are increasingly settling in the country.
Against all predictions because of the pandemic, property prices have risen. In
the second quarter of 2020, the property price index rose by 1.8 percent
compared to the same period of the previous year.37
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The scarcity of building land, high construction costs, higher credit costs, increased
tax pressure or the inflationary context can be cited as factors contributing to the
low supply of low-cost housing.
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Policy and legislation
The constitution provides as a fundamental right for every citizen to have access
to decent housing in a healthy environment. The creation of the Société Nationale
Immobilière (National Real Estate Company of Tunisia) in the 1960s was set up
to achieve this objective. Until the 1970s, this entity was the only player in the
real estate development sector. Over the years, this sector saw the birth of the
Agence Foncière d'Habitation and the Caisse Nationale d'Epargne Logement,
which became the Banque de l'Habitat.
From the 1990s onwards, the role of the state became less and less important in
the real estate development sector to conform to the liberal turn taken by the
country following the structural adjustment programme.
The budget of the Ministry of Equipment, Housing and Infrastructure was
TD1 200 000 000 (US$421 372 715) in 2019 compared to TD1 600 000 000
(US$561 830 287) in 2018. This budget was reduced by 25.6 percent.38 However,
through legislation, the state is trying to create a legal framework which is
favourable to the various stakeholders in the private sector. This translates into
benefits and incentives such as value-added tax exemptions or registration fees
of five percent of the purchase price of a property. In addition, there are other
aids via low interest rates and tax exemption for home savings accounts.39
The state has also put in place a policy to reform the institutional system for
financing social housing. This policy resulted in the establishment of the Fonds De
Promotion Des Logements Pour Les Salaries in 1977. This fund is financed by an
employer’s contribution of one percent of the wage bill of public and private
enterprises. The Urban Rehabilitation and Renewal Agency is responsible for
identifying national needs for rehabilitation, classifying these and proposing methods
of financing.40
Opportunities
The decline in the inflation rate from 7.7 percent in June 2018 to 6.1 percent in
December 2019 is an important marker for the creation of an environment that
creates opportunities.41
The state has opened up land ownership to foreigners by facilitating the acquisition
of real estate. The banks have also been encouraged to produce products which
correspond to the reality of households with advantageous interest rates and
longer term mortgages.
Tunisia also attaches great importance to energy saving in the building sector,
particularly through the promotion of low energy consumption and positive
energy construction, with the active promotion of this type of construction. The
Ministry of Public Works has set up an eco-construction project with foreign
partners to anticipate urban development.
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This project aims to strengthen building laws and rules in favour of sustainable
development:

Availability of data on housing finance
Several entities provide access to data concerning housing financing in
Tunisia, namely:

n To develop and promote eco-construction throughout the territory, for all
types of buildings; and

n The Central Bank of Tunisia provides data on financing in general;

n To strengthen the expertise and know-how of public contracting.

n The National Statistics Institute provides figures on the evolution
of the population and the economy;

Websites
Central Bank of Tunisia www.bct.gov.tn
National Institute of Statistics www.ins.tn
Ministry of Equipment www.equipement.tn

n The banks produce information concerning specific credit offers;
and
n The Ministry of Equipment, Housing and Land Management
provides data on housing in Tunisia.
The data provided by the central bank is updated annually, while this is
not the case for most of the other entities. Obtaining recent data is
therefore a considerable obstacle. In addition, administrative procedures
are often tedious with unsatisfactory results.
However, an effort is being made to place the information online. All
stakeholders have a website for research purposes.
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Overview
Uganda is the third largest country in East Africa, situated in the heart of the
Great Lakes Region. Uganda’s capital, Kampala, is the central node within a
sprawling urbanised belt encompassing many smaller towns. This makes up
the Greater Metropolitan Kampala Area (GKMA). The GKMA has a
population of approximately four million,1 which is more than 50 percent of
the country’s total urban population.
Although the country has progressed towards addressing poverty over the
past three decades, housing provision remains one of the most pervasive
challenges faced by over two-thirds2 of Uganda’s population. The country is
largely informed by private-sector led housing development, which is unable
to meet the growing demand for affordable housing. Thus there is a widening
deficit of housing, estimated at 2.4 million units, growing by 200 000 units a
year.3 Some of the issues that the sector has to deal with are supply-side
bottlenecks, unaffordable credit, insecure land tenure, burgeoning informal
settlements, as well as insufficient political will. Though it is estimated to
contribute 7.5 percent of Uganda’s overall GDP, budget allocation for this
sector stands at less than 0.3 percent, a reduction from USh1.613 billion
(US$432 653) in the fiscal year (FY) 2017/18 to USh1.405 billion (US$376 861)
for FY 2020/21.4
According to the World Bank, Uganda’s economy is the third largest in the
East African region, but has been severely affected by the COVID-19 global
pandemic, locust invasions and rainfall-induced flooding in 2020. The country’s
projected gross domestic product (GDP) for 2020 is significantly lower than
that of 2019.5 Shrinking foreign direct investments, remittances, exports and
income from tourism, coupled with high inflation levels, have created an
uncertain economic outlook, especially for crucial sectors such as real estate
and housing.
Inflation was 4.7 percent at the end of July 2020, up from 4.1 percent for June
2020,6 representing a three-and-a-half year high since 2017.7 To ensure
stability, maintain confidence and support sectors such as real estate and
housing, the central bank cut lending rates to an unprecedented low of seven
percent8, though on average interest rates on mortgage loans by major
financial institutions remain above 15 percent, on par with pre COVID-19
rates.

KEY FIGURES
Main urban centres

Entebbe, Kampala

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

3 728.16 Ugandan Shilling (UGX)
1 157.27 Ugandan Shilling (UGX)

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

44 269 594 | 10 784 516
3.56% | 5.99%
US$777
15.2%

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

US$34 387 million
6.51%
2.87%
14.59%
19.90%

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

n/a
US$0.44 million
17% | 10 years | 20%
0.0013%
5
7 100
376 794 000 000 UGX
57

Total number of formal residential dwellings in the country (2016) [l]
Total number of residential properties with a title deed
Number of formal housing units built in this year
Price of the cheapest, newly built house by a formal developer or
contractor in an urban area in local currency units [h]
Size of cheapest, newly built house by a formal developer or
contractor in an urban area [h]
Typical monthly rental for the cheapest, newly built house [i]
Cost of standard 50kg bag of cement in local currency units [j]
Type of deeds registry: digital, scanned or paper [k]
World Bank Ease of Doing Business index rank [k]
Number of procedures to register property [k]
Time to register property [k]
Cost to register property as share of property price [k]
World Bank DBI Quality of Land Administration index score (0-30) [k]

283 971
n/a
n/a

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

2.1%
10.0%
42.80
159 | 0.53

183 000 000 UGX
88m2
800 000 UGX
28 000 UGX (US$7.51)
Computer - Scanner
116
10
42 days
3.9%
10.50
n/a | n/a
26.1% | 32.3%
58.7% | 29.2%
40.6% | 41.2%
48.3%

NB: Figures are for 2020 unless stated otherwise.

Member organisations of the African Union for Housing Finance (AUHF):
SOLUTI Finance East Africa Ltd.
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Worldgovernmentbonds.com
[e] Bank of Uganda
[f] Housing Finance Bank Uganda Ltd
[g] Comfort Homes Uganda

[h]
[i]
[j]
[k]
[l]
[m]
[n]

National Housing Construction Corporation
Avarts Housing Ltd
Cheap Hardware Ltd
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)
FinScope Survey

In this year’s budget, the government has targeted improving access to investment
finance for Savings and Credit Cooperative Societies (SACCOs) and microfinance
institutions to USh94 billion (US$25 213 501). It has also capitalised the Uganda
Development Bank with USh1.045 billion (US$376 861) to offer cheaper financing for
the private sector.9 These interventions present significant opportunities for the housing
sector to access affordable financing in order to narrow the housing deficit. The
government has also employed a mixture of fiscal and monetary measures during 2020
to increase expenditure on health infrastructure, reducing the central bank rate and
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providing credit relief. During the COVID-19 lockdown, the government advised
landlords not to evict tenants who default on rent.10
Residents in informal settlements are especially vulnerable to the COVID-19
pandemic, given high density and limited social infrastructure.11 Subsequently,
municipal governments in major towns including Jinja, Wakiso, Mbarara, Kira and
Kampala have partnered with civil society organisations, such as the Slum Dwellers
International (SDI)-affiliated Uganda Alliance and Cities Alliance, to address
inequalities in informal settlements.12
Access to finance
The COVID-19 pandemic has created unprecedented uncertainty across the
globe. In Uganda, the pandemic has threatened the country’s financial stability. At
the start of the lockdown in March 2020, financial institutions were ordered to
limit their operational hours, while some closed completely.13 Banks and most
businesses have only recently resumed full operation, but where the spread of
COVID-19 is now accelerating it is unlikely that they will return to full capacity
soon. In emerging markets like Uganda these restrictions will significantly affect
the country’s previously stable financial system.
Among the challenges identified by Uganda’s central bank, the Bank of Uganda, is
the impact of the lockdown on borrower finances due to loss of income.
Moreover, rising liquidity pressures are anticipated for those institutions dependent
on foreign capital investors, some of which have chosen to retreat to safer offshore investment havens.
Prior to 2020, the banking sector witnessed tremendous growth.14 Currently,
Uganda has a total value of USh1.6 billion (US$429 166) in residential mortgage
loans collectively held by formal banking and non-banking financial institutions.
Commercial banks and other non-banking financial institutions account for more
than 50 percent of this total.15 Although the Bank of Uganda has reduced the
interest rate, interest on mortgage loans remains relatively high at approximately
17 percent among those commercial banks offering mortgage loans.
It is likely that, with prevailing conditions, the terms of current mortgage loans will
need to be restructured. For future clients, dwindling incomes will certainly
discourage housing finance at current interest rates. On average, mortgage terms
are structured for payment over 10-20 years depending on a client’s credit risk
profile (i.e. income stability and age), the mortgage instalment representing no
more than 50 percent of a client’s monthly income. With effect from 1 June 2020,
the central bank capped the loan-to-value ratio at 85 percent for mortgage loans
and land purchases as a “risk mitigation measure.”16
In Uganda there has been an upsurge in smaller, non-banking organisations in the
past decade. In 2019, the Uganda Microfinance Regulatory Authority issued more
than 500 licences to different microfinance institutions offering finance for housing.
Non-banking organisations that offer housing finance have a variety of packages,
ranging from home-improvement loans to actual mortgages. These housing
finance products are accessible to low-income households, which may not have
bankable collateral to access formal housing finance from commercial banks. Nonbanking organisations have more flexible conditions, including acceptance of social
collateral, negotiable repayment terms and lower loan amounts.
For all mortgage holders it is anticipated that demand for credit relaxation
measures will increase after September 2020. Banks are still expected to tighten
conditions for credit, however, to minimise risk, and more than 80 percent of
banking institutions anticipate an increase in loan default rates.17 These limitations
will certainly have an adverse impact on the availability of finance for the building,
mortgage, construction and real estate sectors in the short term.
Affordability
Housing availability and affordability is more pronounced in Uganda’s urban areas,
which have expanded rapidly to accommodate migration from rural areas. Most
households in rural areas have access to secure tenure through customary systems
and low-cost building techniques. In urban areas, however, the growth of informal
settlements shows the scale and magnitude of the housing challenge for both
owners and tenants. The country produces an estimated 60 000 housing units
against a demand of 200 000 housing units a year. Of this, 31 percent are
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COVID-19 response
The government imposed a 12-week lockdown from the end of March
2020 as part of its strategy to minimise the incidence of COVID-19.
During the same period, the central bank reduced the interest rate to
seven percent from 8 percent, the lowest in the last 30 years. A ban
was placed on the eviction of rent defaulters and the collection of water
bills in informal settlements to ease the impact of the pandemic on
poorer households.

categorised as temporary, 52 percent as semi-permanent and 16 percent as
permanent in the rural areas. The greater proportion of this is self-provided
housing. In the urban areas, 6.9 percent are temporary, 27 percent are semipermanent and more than 66 percent permanent.18 In the GKMA, housing is
generally self-provided by households and individual entrepreneurs.
For low income households, which account for more than 60 percent of urban
households in Uganda, the formal housing economy is too expensive as they have
limited means to access decent housing. For these households, frugality and
survival dictate their occupation of low-quality units such as tenements (singleroom dwellings) of less than 10m2, at average monthly rents of USh150 000
(US$40) and below. These households have a combined average of less than
USh500 000 (US$134) in gross monthly income, of which 30 percent is taken up
by rent alone.
A small proportion of households in the GKMA with formal incomes above USh5
million (US$1 341) can access housing finance from more than 10 commercial
banks. Housing Finance Bank, the market leader, offers up to 100 percent financing
at a 17.3 percent interest rate. Others such as Centenary and Stanbic Bank offer
rates of approximately 19 percent and 16 percent respectively with mortgage
funding capped at 80 percent. These relatively high interest rates, as well as a need
for bankable collateral pose serious hurdles for low income households to access
formal mortgage loans. This underscores the urgency for widening and deepening
the range of housing finance products in Uganda. In this respect, microfinance
institutions have filled this gap by providing more flexible and customised home
improvement loans for as low as USh500 000 (US$134), which are obtained by
leveraging small business assets and social collateral and used for incremental
housing construction. Some commercial banks have responded by introducing
home-improvement loans in line with market realities.
The provision of affordable housing in Uganda has been significantly affected by
land governance challenges which have complicated land acquisition. This is
exacerbated by an unregulated urban land market driven by speculation, resulting
in inflated land prices. In addition, the high costs of turnkey and rental housing as
well as mortgage finance have affected access to affordable housing for those who
may afford it. This is exacerbated by high inflation levels which have resulted in
rising residential property prices.19
Government assistance for addressing housing affordability has focused on
developing crucial housing-related infrastructure. This includes power supply, piped
water supply, sanitation and solid waste management. In the rural areas, power
has been extended to households through a subsidised last-mile connection
programme by the Rural Electrification Agency. During the COVID-19 lockdown
enforced by government at the end of March 2020, the programme was
temporarily suspended due to financial constraints.20 By the end of 2019, the
state-owned National Water and Sewerage Corporation had increased piped
water supply coverage, reaching approximately eight million people in 280 urban
areas, close to 100 percent coverage of the country’s urban population.
Housing supply
For the financial year 2014/15, Uganda’s total housing stock – comprised of both
public and privately supplied new and turnkey stand-alone units, high rise
apartments, old and informal housing – stood at 6.8 million units. With less than
a four percent annual increase in the country’s total housing stock since then,
Uganda’s current housing stock is estimated at 8.5 million units. Along with a
growing yearly deficit of approximately 200 000 units and backlog of more than a
million units, the country continues to fall behind on meeting its housing needs.
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Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000

PPP$98 816

PPP$23 001 – PPP$40 000

Population:

44 269 594

Urbanisation rate:

5.99%

PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000

Cost of cheapest
183 000 000 UGX
newly built house:

PPP$11 921

PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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PPP$148 064
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that could afford this
house with ﬁnance:
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- - - Average annual household income needed for the cheapest newly built house by a formal developer, 2019
Average annual household income using expenditure, 2019 (PPP$)

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

Housing developers in Uganda are typically made up of a combination of informal
and formal role players: individual entrepreneurs, local micro, small-scale and
medium enterprises as well as large firms, including the National Housing and
Construction Corporation (NHCC) and National Social Security Fund (NSSF).
There is also growing competition from foreign-owned real estate developers.

More than 70 percent of the country’s population lives in owner-occupier housing.
In the GKMA, over 50 percent27 of households live in rented housing, of which
22 percent live in rented apartments. Until recently, rental values were steadily
rising but, according to Knight Frank28, the multi-scalar disruptions triggered by the
pandemic have forced landlords to lower rentals to remain competitive.

Several factors have been key in facilitating the improvement of private sector
housing provision in Uganda. These include enhanced urban infrastructure,21
increased options for financing, improvements in banking with low inflation rates
(less than six percent per annum),22 stable governance, oil and gas development,
and an increased flow of remittances from Ugandans working abroad.23

The GKMA has more than 30 formal real estate firms competing in the urban
residential and commercial real estate property business with an even larger
number of informal small businesses and individuals. The larger formal firms
dominate the market for commercial and high-end residential properties with the
smaller firms and informal players concentrating on residential properties in the
middle and lower end of the market.

At the same time, housing supply has been undermined by growing competition
within the sector for high-end housing. This is approaching saturation point with
low occupancy rates, thus affecting return on investments. The cost of formal
financing remains high, reflected by an average interest rate during June 2020 of
19.3 percent. Urban land parcels and building materials are expensive, which
makes new residential housing units costly. In spite of these high prices, modular
building technologies are not popular in Uganda due to consumer preferences for
mainstream concrete, brick and mortar structures.
In Uganda, self-built housing, often constructed incrementally, dominates the
building market. Two-bedroom and three-bedroom units are the most popular in
urban areas such as the GKMA, with the average floor space 90m2 and 110m2.
Single bedroom/studio apartments averaging 50m2 are also becoming popular.
Aside from plans by the NHCC, NSSF and other established private real estate
developers to increase the housing supply capacity, Buganda Kingdom (a cultural
institution in Central Uganda) has collaborated with foreign investors to implement
a low-cost 400 housing unit project with units priced at USh52 million (US$13
948).
The project will be built on the periphery of the GKMA. Apart from these formal
housing plans, the central government is also providing emergency housing for
vulnerable communities, particularly those displaced by natural disasters and
unplanned development.24
Property markets
Uganda has a vibrant unregulated land market, particularly in the GKMA and other
urban areas. Within this hybridised formal-informal market, more than 80 percent
of transactions bypass the centralised registry, given that more than 75 percent of
the land in the country is under customary tenure.25
Residential property prices within the GKMA have been rising since 2016.
However, there was a marked decline of 2.9 percent in the Residential Property
Price Index for the fourth quarter of the FY 2019/20 contrasting with the 5.8
increase recorded in the third quarter of the same financial year.26 This can be
attributed to the negative effects of the COVID-19 pandemic on the residential
property market.

Policy and legislation
The Ugandan government has generally created an enabling environment by
developing and implementing policy and institutional frameworks for housing
provision and regulation. This is evident through various housing-related
programmes it has undertaken, particularly those directed towards low-cost
housing.29 Key policy developments that will impact the housing sector in 2020
include the enactment of the Building Control Regulations 2020 and the Income
Tax (Rental Rates) Regulations 2020. The former was passed to enforce the
Building Control Act No. 10 of 2013 to promote secure and safe building
structures in accordance with acceptable standards. The latter facilitates the
collection of public revenue from previously overlooked sectors such as rental
estates. Under this law, rental tax values for those earning rental income increases
from 20 percent to 30 percent while allowable expenses for rental income for
individuals has risen to 50 percent of gross rent. In addition, property owners will
be required to separately account for rental tax of their different properties.
Opportunities
Uganda’s affordable housing market segment holds substantial potential for
investment, particularly as the country has a relatively stable economy. The housing
backlog presents many possibilities for investing in rental and built-for-sale housing.
Growing competition among material suppliers, along with an emphasis on valueaddition on local materials, will certainly benefit the many private and informal
actors which provide housing by lowering costs.
Moreover, the entry of large formal firms into the sector has opened opportunities
for policymakers to expand state support, for example in areas such as critical
infrastructure (such as water supply, electricity, sewerage and waste management),
towards reaching the ultimate goal of affordable housing delivery. Incremental
building of housing by private players also offers possibilities as the growth of
home-improvement loans and associated products shows. Non-traditional
microfinance offers competitive products for households to meet their needs
incrementally.
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The realisation of plans by the government to recapitalise the Housing Finance
Bank with USh30 billion (US$8 046 862) along with funds provided by Uganda
Development Bank of USh103 billion (US$27 627 560), reinforce the two crucial
outcomes of motivating households to apply for housing finance while also
incentivising private firms to invest in the housing sector.

Availability of data on housing finance
For prospective investors, key public institutions including the Bank of
Uganda and Uganda Bureau of Statistics usually disseminate data on the
housing finance sector, and these are the most reliable sources of
information. Bank of Uganda provides economic data and reports on
the performance of financial and non-financial institutions and private
sector credit. These can be sourced from its website at www.bou.or.ug.
Uganda Bureau of Statistics publishes quarterly and annual reports with
data and information on household incomes, poverty rates, housing
conditions and residential prices, which are accessible on its website at
www.ubos.or.ug. Information about mortgage lending and related
market and population dynamics are published on a quarterly and yearly
basis by these institutions, augmented by other government ministries,
departments and agencies and non-state special-interest organisations.

Financially, although the Bank of Uganda has lowered the interest rate significantly,
lending rates by financial institutions remain high, given risks for loan recovery. With
upcoming general elections set for February 2021, maintenance of political stability
is a serious challenge. Lending and borrowing can slow down significantly during
this season. A common feature of Ugandan elections is mass voter bribery due
to poor regulation and enforcement of campaign financing laws. This also presents
significant challenges in relation to inflation and it could affect investment decisions
in the housing sector.
Websites
Bank of Uganda https://www.bou.or.ug/
Uganda Bureau of Statistics https://www.ubos.org/
Uganda Bankers Association https://ugandabankers.org/
Rural Electrification Agency https://www.rea.or.ug/
National Water and Sewerage Corporation https://www.nwsc.co.ug/
National Housing and Construction Corporation https://www.nhcc.co.ug/
National Social Security Fund https://www.nssfug.org/
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Haas, A. and Slack, E. (2018). Why metropolitan governance structures matter: Kampala. International
Growth Centre. https://www.theigc.org/blog/metropolitan-governance-structures-matter-kampala/ (Accessed
5 August 2020).
Habitat for Humanity. (2020). The housing need in Uganda.
https://www.habitatforhumanity.org.uk/country/uganda/ (Accessed 09 August 2020).
Urban areas and rural areas account for approximately 210 000 units and 1.4 million units respectively
(Habitat for Humanity, 2020).
CS-BAG, (2020). CSO Position Paper on the Lands, Housing, and Urban Development Sector Budget FY
2020/21. Pg. 5.
Uganda’s GDP growth rate for FY 2019/20is projected to oscillate between 0.4 percent and 1.7 percent
which is below the 2019 rate of 5.6 percent (World Bank, 2020).
https://www.worldbank.org/en/country/uganda/overview#:~:text=Uganda's%20economy%20has%20experie
nced%20a,compared%20to%205.6%25%20in%202019. (Accessed 3 August 2020).
UBOS. (2020). Uganda Consumer Price Index 2009/10=100. Uganda Bureau of Statistics.
https://www.ubos.org/wp-content/uploads/publications/07_2020CPI_Publication_for_June_2020.pdf
(Accessed 26 August 2020).
Trading Economics. Uganda Inflation Rate. 1998-2020 Data.
https://tradingeconomics.com/uganda/inflation-cpi (Accessed 8 August 2020).
Oketch, M.L. (2020). Banks meet over high interest rates on loans. 10 July 2020. Daily Monitor; Busuulwa, B.
(2020). Bank of Uganda cuts key lending rate. 17 June 2020. The East African.
Rupiny, D. (2020). Uganda National Budget 2020/2021: Key Investment Takeaways. 12 June 2020. Uganda
Investment Authority.
Nabejja, R. (2020). Museveni bans landlords from evicting tenants during COVID-19 lockdown. 9 April 2020.
Kampala International University.
World Bank. (2020). Feature Story: COVID-19 Turns Spotlight on Slums. 10 June 2020; UN-Habitat. (2020).
Key messages on COVID-19 and informal settlements. https://unhabitat.org/key-messages-on-covid-19-andinformal-settlements (Accessed 5 August 2020).
Cities Alliance. (2020). Uganda: Helping Communities Fight COVID19. 13 May 2020; Slum Dwellers
International. (2020). Mitigating the Impact of Covid-19 on Informal Settlements: An update. 19 June 2020.
Oketch, M.L. (2020). COVID-19: Bank of Uganda reduces working hours for banks. 27 March 2020. Daily
Monitor.
Uganda Bankers Association (2020). Statement on the banking sector. https://ugandabankers.org/statementon-the-banking-sector/ (Accessed 27 August 2020).
Bank of Uganda (2020). Financial Stability Review. Quarter ended 31 March 2020; Bank of Uganda, (2020).
Credit to the private sector statistics.
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Accessing hard data on mortgage rates, numbers, housing stock, costs
of construction and housing prices for research purposes from financial
institutions and other actors such as the NHCC, NSSF, real estate
developers and civil society organisations is by way of formal requests
through bureaucratic systems.
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Oketch, M.L. (2020). BOU asks banks to limit lending on mortgages. 5 June 2020, Daily Monitor.
Bank of Uganda (2020). Bank Lending Survey Report Fourth Quarter – FY 2019/20. Pgs. 1-3.
Uganda Bureau of Statistics. (2019). Housing and Household Conditions. Decent Housing for Improved
Household Welfare. Pgs. 5-14.
The RPPI has risen significantly to an average of 6.9 percent from 2.5 percent for the previous financial year,
according to the Uganda Bureau of Statistics (UBOS) (2020). Residential Property Price Index (RPPI), Fourth
Quarter 2019/2020, Press Release. Pg. 4.
Twaha, A. (2020). COVID-19: UMEME suspends free power connections. 29 July 2020. New Vision.
These include the US$476 Exim Bank/Chinese funded Kampala-Entebbe Expressway, the USh566 billion
(US$151 817 465) EU-Government of Uganda (GOU) co-funded Northern By-pass and the US$184 million
World Bank-GOU co-funded road upgrading for the GKMA in addition to the World Bank-GOU co-funded
Uganda Support to Municipal Infrastructure Development programme covering secondary cities.
Headlined by the United Nations Entebbe regional hub, which provides the basis for the multi-organisational
Great Lakes region humanitarian programme.
Prominent areas where workers in the diaspora operate include the Middle-East, Europe and the United
States.
The government has assisted communities displaced by landslides on the slopes of Mount Elgon, Eastern
Uganda and another displaced by a proposed oil refinery in Buseruka sub-county, Kabale parish, Hoima.
FAO. (2020). BOU asks banks to limit lending on mortgages. 5 June 2020, Daily Monitor.
Uganda Bureau of Statistics. (2020). Residential Property Price Index (RPPI), Fourth Quarter 2019/2020,
Press Release.
Uganda Bureau of Statistics. (2016). Uganda National Housing Survey 2016/17. Pgs. 122-123.
Knight Frank (2020). Kampala Market Update H1 2020. https://www.knightfrank.ug/research/kampalamarket-update--h1-2020-7257.aspx (Accessed 1 September 2020).
Within this programme, the government has helped to disseminate prototype building plans for affordable
and environmentally sound housing to the poor and PWDs, guidelines for earthquake resistant construction
for earthquake-prone areas, creating awareness about appropriate housing materials for vulnerable groups
(Ministerial Policy Statement for the Lands, Housing and Urban Development Sector FY 2020/21).
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Overview
Western Sahara is not officially recognised as a country and is included on
the United Nations list of non-self-governing territories. Its domestic legal
status is disputed.2
Located in Northern Africa, the Western Sahara borders the North Atlantic
Ocean between Mauritania and Morocco. Algeria borders it to the northeast.
Composing 266 000 sq. km, Western Sahara consists of mostly desert and
is one of the most sparsely populated areas in the world. Its population is
over 578 536, half of whom live in the largest city, Laâyoune or El Asiun.3
Western Sahara is divided due to conflicting views on how this region should
be governed and administered. Spain gave up colonial control of the territory
in 1975 to a joint administration of Morocco and Mauritania by negating the
right to self -determination by the Sahrawis. Following the withdrawal of
Mauritania from the conflict, an unresolved dispute remained between
Morocco and Western Sahara represented by the Polisario Front (the selfdeclared government in exile in Algeria). Today, Morocco controls 80 per
cent of the disputed territory while the remaining portion is controlled by
the Polisario Front. In terms of an international court ruling, Western Sahara
remains a territory in limbo with extremely limited access to information
mainly due to consolidation of information by the Moroccan government.4
Western Sahara has a small market-based economy whose main industries
are fishing, phosphate mining, tourism, and pastoral nomadism. The territory's
arid desert climate makes sedentary agriculture difficult, and Western Sahara
imports much of its food. The Moroccan Government administers Western
Sahara's economy and is a key source of employment, infrastructure
development, and social spending in the territory.5

Main urban centres

Laayoune

Exchange rate: 1 USD = [a] 1 July 2019
1 PPP$ = [b]

9.71 Moroccan Dirham (MAD)
4.20 Moroccan Dirham (MAD)

Total population [c] | Urban population [c]
Population growth rate [c] | Urbanisation rate
GDP per capita (PPP$) (2007) [c]
Percentage of population below national poverty line
Unemployment rate (% of total labour force, national estimate)
Proportion of adult population that borrowed formally
Gini coefﬁcient
HDI country ranking | HDI country score

652 271 | n/a
2.54% | 2.61%
PPP$2 500
n/a
n/a
n/a
n/a
n/a | n/a

GDP (PPP$) (2007) [c]
GDP growth rate
Inﬂation rate
Yield on 10-year government bonds
Lending interest rate

PPP$906.5 million
n/a
n/a
n/a
n/a

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

n/a
n/a
n/a | n/a | n/a
n/a
n/a
n/a
n/a
n/a

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

n/a
n/a
n/a

Percentage of women who own a house alone: Tota | Urban [d]
Percentage of households with basic sanitation services:
Total | Urban [d]
Percentage of households with no electricity: Total | Urban [d]
Percentage of households with 3+ persons per sleeping room:
Total | Urban [d]
Percentage of urban population living in slums [e]

n/a | n/a

n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a
n/a

n/a | n/a
n/a | n/a
n/a | n/a
n/a

NB: Figures are for 2019 unless stated otherwise.
[a] Xe.com
NB: In the 80% of the Western Sahara which is controlled by the Moroccan government, the Moroccan Dirhmam is
used as currency. In the remaining 20% of Western Sahara, currencies circulating are the Moroccan Dirham,
Algerian Dinar, and Mauritanian Ouguiya, alongside the Sahrawi peseta. However the peseta Sahrawi is not an
ofﬁcial currency and therefore exchange rates are not available.
[b] World Bank World Development Indicators
[c] Central Intelligence Agency (CIA) World Factbook
[d] Demographic and Health Surveys, USAID
[e] United Nations Human Settlements Programme (UN-HABITAT)

The housing and urban planning sector in Western Sahara has gone through
tremendous change since it regained independence from Spain, particularly
after the notable success of the various housing programmes and projects
led by Morocco, which resulted in several residential complexes that have
effectively integrated the urban areas.

According to the official 2004 census, the population of Laayoune Province was
210 023 in 2004, an annual increase of 3.2 percent from 2003. This population is
centred predominantly in the urban areas, which accommodate 164 807 people (93.81
percent of the population of the whole region). Only 10 862 people reside in the
rural areas. This number exceeds by far the Western Sahara average which reached
51.4 percent in 19946.

The Moroccan plans for the housing and urban planning sector of the
Southern provinces aim at increasing the number of houses that are in
conformity with the Moroccan social and urban requirements.

An emergency programme lead by Morocco has been implemented in 2014 to build
2 847 decent urban houses, and 2 305 housing lots. The first section of the ‘return
residential development’ housing programme has produced approximately 1 450
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WESTERN SAHARA
Annual income proﬁle for rural and urban households based on consumption (PPP$), 2019
PPP$40 001 – PPP$10 000 000

PPP$26 841

PPP$23 001 – PPP$40 000

Population:

652 271

Urbanisation rate:

2.61%

Cost of cheapest
newly built house:

n/a

House price PPP$:

n/a

Urban households
that could afford this
house with ﬁnance:

n/a

1 PPP$:

9.71 Moroccan
Dirham

PPP$12 001 – PPP$23 000
PPP$8 001 – PPP$12 000
PPP$5 001 – PPP$8 000
PPP$3 601 – PPP$5 000
PPP$2 401 – PPP$3 600
PPP$1 601 – PPP$2 400
PPP$801 – PPP$1 600
<PPP$800
No. of households (thousands)
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- - - Average annual household income needed for the cheapest newly built house by a formal developer, 2019
Average annual household income using expenditure, 2019 (PPP$)

houses in the city of Laayoune, while the second section is expected to offer
around 1 550 houses in the territory of the commune of Laayoune.

COVID-19 response
On April 4, 2020 the first four cases were confirmed in Boujdour by the
United Nations Mission for the Referendum in Western Sahara
(MINURSO).

In addition, there are other programmes underway relating to the first section of
the governmental programme of the city of union, which provides 2 144 residential
developments, in addition to the ‘National Reconciliation’ Development Project,
which is expected to offer 1 500 modern urban houses.

On April 9, 2020 MINURSO reported that two new cases were
confirmed in Dakhla, bringing the number of confirmed cases to six.

The Province of Smara is characterized by relative stability, with a population of
60 426 in 2004.The majority of Smara’s population is centred in the urban centre,
due to availability of housing in these areas. Some development projects have also
been launched in the rural areas, including infrastructure programmes and the
provision of basic facilities such as schools, roads, and clinics.

By June 19, 2020 there had been 26 confirmed cases, the latest of which
in Laayoune. One patient had died, 23 had recovered and 2 were still
active cases.7

Whereas the population of Oued Eddahab-Lagouira Region reached 36 751
people in 1994, with the urban areas accounting for 85 percent, the Demographic
Research and Studies Centre indicates that the population of the region was
around 54 000 in 2003.

Overall, according to the UN Secretary General 2020 special report on
Western Sahara,8 the impact of the COVID-19 pandemic in Western
Sahara has been limited. As Morocco quickly took preventive and
containment measures, only a handful of cases were recorded in the
territory until May 30, when a major outbreak was detected in the
Laayoune region, there were 41 patients on August 31, 2020.

Availability of data on housing finance
It is almost impossible to access data on the housing finance sector in
this region. The resolution of the dispute in this region would certainly
positively support the development of a functioning housing and housing
finance sector, as well as increased availability of data on the sector.

1

2

3

4

5

Due to the scarcity of data on Western Sahara we were unable to access new information for
2020 besides COVID-19 information. As such this profile is largely unchanged from 2019.
Wikipedia (2019). United Nations list of Non-Self-Governing Territories.
https://en.wikipedia.org/wiki/United_Nations_list_of_Non-Self-Governing_Territories (Accessed
13 October 2019).
Africacom (2019). Here’s What You Need to Know about Western Sahara. 31 March 2019.
https://www.africa.com/heres-what-you-need-to-know-about-western-sahara/ (Accessed 30 September
2019).
Daily Maverick (2019). Morocco, the Western Sahara and SA’s inverted moral compass.
26 February 2019. https://www.dailymaverick.co.za/article/2019-02-26-morocco-the-western-sahara-andsas-inverted-moral-compass/ (Accessed 4 October 2019).
Moody’s Analytics (2019). Western Sahara-Economic Indicators. https://www.economy.com/westernsahara/indicators (Accessed 30 September 2019).
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Sahara-online (2019). http://www.sahara-online.net/Western-Sahara/Housing-728.aspx (Accessed
30 September 2019).
Wikipedia (2020). Covid-19 pandemic in Western Sahara. https://en.wikipedia.org/wiki/COVID19_pandemic_in_Western_Sahara (Accessed 12 October 2020).
United Nations (2020). Rapport du Secrétaire Général sur la situation concernant le Sahara
Occidental.
https://reliefweb.int/sites/reliefweb.int/files/resources/La%20situation%20concernant%20le%20Sahara%20occid
ental%20-%20Rapport%20du%20Secr%C3%A9taire%20g%C3%A9n%C3 %A9ral%20%28S-2020-938%29.pdf
(Accessed 12 October 2020).
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Zambia
David Chiwetu

Overview
Zambia is a landlocked country located in Southern Africa bordering
Zimbabwe, Angola, Botswana, the Democratic Republic of the Congo, Malawi,
Mozambique, Namibia, and Tanzania. Zambia is historically known as one of
the world’s largest copper producers, however the country’s global share of
production has vastly reduced over recent decades. The country has one of
the highest urbanisation rates in Africa with 43 percent of households living
in urban areas as of 20151 of which 54 percent live in slums. Economic activity
is concentrated in the Lusaka and Copperbelt provinces.
In 2019, Zambia’s copper sector, which dominates the country’s export
economy, saw production drop due to new mining taxes. The 2018–2019
rainfall season was one of the poorest in the southern half of Zambia since
1981 and has negatively impacted agricultural production and hydro-electric
power generation. The electricity shortages have massively contributed to
the challenges facing the country’s economy.
Before the pandemic, Zambia had been facing several macroeconomic
challenges. Economic growth declined from four percent in 2018, to an
estimated two percent in 2019. High fiscal deficits have increased general
government debt to 88 percent of GDP in 2019, from 32 percent in 2014.2
Tightening liquidity conditions and high Government domestic financing needs
have kept interest rates close to 30 percent.3 The depreciation of the
Zambian Kwacha against the US Dollar among other factors has largely
contributed to inflationary pressures with inflation running above the Bank of
Zambia’s (BOZ) six percent to eight percent target.4 Zambia has also had
multiple credit downgrades by rating agencies over the last year.5
COVID-19 has exacerbated the challenges facing Zambia’s economy, financial
sector, and livelihoods. The BOZ forecasts the Zambian economy to contract
for the first time in more than 20 years by 4.2 percent in 2020 from 2019’s
growth of 1.9 percent.6 Lower copper export earnings due to global
demand falling and the supply chain breakdown is expected to reduce the
revenue available to Government and lead to the sharp depreciation of the
Kwacha. In the baseline scenario, the African Development Bank expects the
fiscal deficit to widen to 8.9 percent in 2020 and 8.6 percent of GDP in 2021
from 2019’s 7.7 percent.7 Lockdown measures at the onset of the pandemic
have negatively affected the livelihoods of an estimated 90 percent of the
workforce that earns their income on a daily basis in the informal sector.8

KEY FIGURES
Main urban centres

Lusaka, Litwe,
Ndola, Livingstone

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

18.11 Zambian Kwacha (ZMW)
4.75 Zambian Kwacha (ZMW)

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

17 861 030 | 7 871 713
2.89% | 4.15%
US$1 291
19.7%

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

US$23 064 million
1.71%
9.15%
38.0%
10.29%

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

10 436
US$1 418 million
32% | 20 years | 10%
6.15%
10
n/a
7 127 003 100 ZMW
33

7.8%
8.8%
69
143 | 0.588

n/a
Total number of formal residential dwellings in the country
200 000
Total number of residential properties with a title deed (2019) [g]
n/a
Number of formal housing units built in this year
Price of the cheapest, newly built house by a formal developer or
950 000 ZMW
contractor in an urban area in local currency units [h]
Size of cheapest, newly built house by a formal developer or contractor
84m2
in an urban area [i]
Typical monthly rental for the cheapest, newly built house (2019) [j] 7 500 ZMW
Cost of standard 50kg bag of cement in local currency units [k]
92 ZMW (US$5.08)
Type of deeds registry: digital, scanned or paper [l]
Paper
World Bank Ease of Doing Business index rank [l]
85
Number of procedures to register property [l]
6
Time to register property
45 days
Cost to register property as share of property price [l]
9.5%
World Bank DBI Quality of Land Administration index score (0-30) [l] 7.00
Percentage of women who own a house alone: Total | Urban (2018) [m] 8.2% | 4.2%
Percentage of households with basic sanitation services:
Total | Urban (2018) [m]
30.2% | 35.4%
Percentage of households with no electricity: Total | Urban (2018) [m] 65.8% | 30.9%
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2018) [m]
42.5% | 39.1%
Percentage of urban population living in slums (2018) [n]
54.6%
NB: Figures are for 2020 unless stated otherwise.

Member organisations of the African Union for Housing Finance (AUHF):
Zambia National Building Society
Zambian Home Loans
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] Worldgovernmentbonds.com
[e] Bank of Zambia
[f] Zambian National Building Society
[g] Land-links.org

[h]
[i]
[j]
[k]
[l]
[m]
[n]

Pam Golding Zambia
Zambia Development Agency
Dawn Realty Zambia
Zambian Central Statistics
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

The Government through the Ministry of Finance and the Bank of Zambia has
proposed several measures to mitigate the pandemic’s impact on the economy. On
the fiscal side, a ZMW 8 billion (US$441 671 464) COVID-19 bond has been issued
to stimulate economic activity and support livelihoods, through the reopening of 5-7,
10 and 15 year bonds.9 On the monetary side, the BOZ initiated a set of interventions
to protect Zambia’s financial system stability, promote the wider adoption of digital
financial services and mitigate the impact on the economy.10 This includes the
establishment of a ZMW 10 billion (US$552 089 330.26) targeted medium term
refinancing facility.11 In addition, the BOZ revised the governance rules of the interbank
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foreign exchange market to reduce the volatility of the domestic currency. Since
the pandemic began,The Monetary Policy Committee has twice lowered the policy
rate by 225 basis points to 9.25 percent and subsequently by 125 basis points to
8 percent.12
The Ministry of Finance and BOZ virtually met with the International Monetary
Fund (IMF) in June and July 2020 to discuss Zambia’s application for a COVID-19
related rapid credit facility.13 Zambia’s success in securing the IMF’s financial
assistance is currently dependent upon the country improving its classification of
debt distress.14 In the current economic environment, there is likely to be reduced
investor confidence in the affordable housing segment until the onset of economic
recovery.
Access to finance
The ability to access finance in Zambia is still low but mobile money is increasing
the coverage. In 2015, 59 percent of the population were financially included.15
There are 18 banks in Zambia of which ten offer mortgages.16 Foreign banks
control about 70 percent of the market.17
The assets of the 18 banks in Zambia are generally low risk and remain relatively
unchanged from 2018: 35 percent are loans, 22.7 percent are investments in
government securities and 19.8 percent are loans to financial institutions abroad.
Banking assets grew by 13.4 percent to ZMW 93 124.3 million (US$5 141 293 241.2)
at end-December 2019. Seventy-four percent of the funding for the banks comes
from customer deposits and 11.4 percent from equity. The number of licensed
institutions in the non-banking financial sector reduced to 119 in 2019 from 129
in 2018; of these, one is a building society, and 33 are microfinance institutions as
of the end of 2019.
Fifty-one percent of Zambian loans were underwritten based on loan payments
being deducted directly from payroll by the borrower’s employer, while another
36 percent of loans required payments to be automatically deducted from the
borrower’s salary-receiving bank account. This means that potential lenders
generally require a high level of security and that the approximately two-thirds of
the Zambian workforce employed in the informal economy are unlikely to be able
to access loans of any meaningful size.
The level of NPLs in the Zambian banking industry was 11.3 percent in the first
quarter of 2020. As at the end of 2019 there were an estimated 10 436
mortgages outstanding in Zambia, covering both commercial and home loans.18
With the high interest rates and only about 200 000 land titles19 in Zambia (and
a significant portion of those land titles being commercial land), it is not surprising
that mortgages are not a strong product. Other factors making mortgages a
difficult product include that the banks are mostly funded by short-term deposits,
which makes it difficult to match assets and liabilities.
Mortgage interest rates in June 2020 ranged from 15.25 percent to 30.75 percent
with an average of 24.5 percent.20 Mortgage tenors are generally 15 to 20 years
with loan length influenced by the borrower’s time to pensionable age, among
others. Loan-to-value ratios are generally in the 75 percent to 80 percent range
but can go as high as 90 percent. Several upfront statutory and banking fees add
substantially to the cost.
.
The lower income segments are vulnerable to the economic impacts of the
coronavirus pandemic and the resulting economic slowdown. Between 11 June
and 17 June 2020, Financial Sector Deepening Zambia (FSD Zambia) in
collaboration with BFA Global conducted a survey on the financial impact of
COVID-19 on Micro and Small Enterprises (MSEs).21 The survey of 170 selfemployed individuals, merchants, and other micro- and small entrepreneurs found
that MSEs face challenges comprising decreases in business revenue generation
and lack of access to working capital and credit.22
Financial service providers will be able to access the targeted medium term
refinancing facility at a rate of 12.5 percent.23 The BOZ issued a Statutory
Instrument for Classification and Provisioning of Loans Directives to encourage
financial service providers (FSPs) to provide relief to the private sector and facilitate
long term lending to productive sectors of the economy.24 To encourage greater
access to finance during the pandemic, the BOZ through various mechanisms such
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COVID-19 response
The Government through the Ministry of Finance and the Bank of
Zambia has proposed several measures to mitigate the pandemic’s
impact on the economy.
On the fiscal side, a ZMW 8 billion (US$441 671 464) COVID-19 bond
has been issued to stimulate economic activity and support livelihoods,
through the reopening of 5-7, 10- and 15-year bonds.
The Bank of Zambia (BOZ) introduced a ZMW 10 billion
(US$552 089 330.26) targeted medium term refinancing facility covering
the agriculture, tourism, and energy sectors.
On May 19, 2020,The MPC lowered the policy rate by 225 basis points
to 9.25 percent. On August 18, 2020, the policy rate was subsequently
lowered by 125 basis points to 8 percent.
There has been minimal interventions and responses to improving living
conditions in unplanned settlements. There is a significant opportunity
to develop temporary social assistance and public works programmes.
The National Pension Scheme Authority (NAPSA) has granted relief on
rentals to all tenants in its commercial and residential properties across
the country.

as the waiving of fees and charges is enabling the use of digital channels and
contactless payment mechanisms.25 Tax measures that have been introduced are
primarily targeted at VAT-registered suppliers and exporters who tend to be larger
and more formal firms.
Affordability
Creating affordable homes remains a problem in Zambia, primarily due to the low
average household incomes, which is exacerbated by the high interest rates. In
2019, the average monthly earnings for the formally employed population was
estimated at ZMW 6 025 (US$332.63) while for the informally employed
population, it was estimated to be ZMW 1 468 (US$81).26 Due to COVID-19,
it is forecasted that the sectoral GDP share declines will translate to significant job
losses in the formal and informal sectors subsequently affecting housing affordability.
The high interest rates diminish housing affordability. In 2019, the cheapest newly
built house by a professional developer costs ZMW 950 000 (US$52 448).
Assuming a 20-year mortgage with an interest rate of 24 percent and a 20 percent
down payment, a house would cost ZMW 15 332 (US$846.5) a month in
mortgage payments. If one third of household income is spent on mortgage
payments, a monthly income of ZMW 45 000 (US$2 484.4) is required, which is
well out of the affordability range of most Zambian households. On the other
hand, rent for a ZMW 950 000 home in 2019 would be ZMW 7 500 (US$414)
a month, that is about 50 percent of the cost of owning. This could possibly
correlate to the fact that approximately 60 percent of urban households in Zambia
rent and 40 percent own the homes they live in.
When households build their own homes, they will often do so on a highly
incremental basis, initially often buying the land on a three to five year payment
plan and then building the house for the following five to 10 years as and when
money is available. Financing can be from short-term housing construction loans,
family help, or other cash events. The lack of title and incremental nature of
construction is the likely reason why lenders are seeing a high level of unsecured
housing construction loans and a low level of mortgages. There is also little doubt
that individuals can build cheaper than professional developers for several reasons,
including lower land costs. It is more palatable for individuals to build on land
without full title. Individuals also use cheaper contractors from the informal
economy.
Rural poverty was estimated at 76.6 percent while urban poverty was estimated
at 23.4 percent with an overall poverty level of 54.4 percent.27 The poorer
segments of the population are not targetable by professional developers or
mortgage providers.
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COVID-19 is bringing unique challenges such as the loss of income to workers.
Information on COVID-19 responses by market players in Zambia’s housing sector
is scarce. However, the National Pension Scheme Authority (NAPSA) has granted
relief on rentals to all tenants in its commercial and residential properties across
the country.28 A paper undertaken to assess the potential socio-economic impacts
of COVID-19 in Zambia found that “the number of people that may fall into
poverty ranges from 290 000 in the case of low restriction levels to over 1.2 million
for the strictest lockdown scenario.”29 COVID-19 is therefore expected to worsen
Zambia’s pre-existing socio-economic challenges.
Housing supply
In 2019, there was an estimated 3 614 037 Zambian households,30 up from 3 015
million in 2015. In Lusaka and the Copperbelt provinces 87 percent and 83
percent of households, respectively, were in urban areas; the average across Zambia
was 45.1 percent. The average household size was 4.9 for both rural and urban
areas.
In 2015, 53.5 percent of Zambian households were either traditional huts or
improved traditional huts; in rural areas this number was 82.8 percent. Seventyeight percent of households have access to improved water sources (89.2 percent
in urban areas). And 77 percent of households use a pit latrine as a toilet facility
(own or shared) (64.9 percent in the urban areas). Charcoal is still the most
common source of energy in urban households at 59.1 percent.31
The top end of the residential rental market has seen significant rental reductions
over the last year. The relatively large increase in supply of units at this end of the
market over the last decade has translated into lower yields and placed downward
pressure on selling prices. In August 2019, President Edgar Lungu launched the
‘Buy a Brick’ campaign in Chibombo by People’s Process on Housing and Poverty
in Zambia (PPHPZ) which is aimed at building 1 000 housing units for the
vulnerable across the country.32 The initiative will build houses for the low income
population under the PPHPZ through group saving schemes with support from
Stanbic Bank Zambia which has partnered with the government. Habitat for
Humanity Zambia served a total of 9410 individuals in 2019 consisting of 315
individuals through new construction and 9,095 through incremental building.33
The institutional investor community in Zambia was historically large investors in
for-rent residential property, whether apartment buildings or free-standing houses.
In Zambia, the pension fund industry is still at nascent stage as it covers only
111 95934 members out of a total population of 18.23 million. Over a five year
period (2015-2019), the pensions industry net assets have increased from
ZMW 5 664.55 million (US$312 733 761.6) to ZMW 7 962 million
(US$439 573 524.7).35 Zambian institutional investors have generally not been
active in housing development in recent years but have significant exposure to
legacy portfolios of apartment buildings and houses for rental.
There have been some large housing investment programmes for public sector
employees, especially the military. This includes a 5 000-home development
programme for the Zambian Air Force in Kabwe and the Twin Palms area of Lusaka,

among others, and a 2 000-home development in Luapula for the army. Except
for these, the government seemingly sees its role as creating the enabling
infrastructure rather than taking a more direct role in housing development for
the general public. In 2020, a Chinese firm, AVIC International completed the
construction of 2350 units for civil servants in six provinces in Zambia.36
Due to the pandemic, it is expected that the reduced rates of private home
construction due to contractions in disposable incomes will result in construction
declining by at least five percent.37 In Eastern Zambia, heavy rains have destroyed
about 160 houses and it is forecasted that several parts of the country will be at
a greater risk of flash floods.38
Property markets
Zambia is rated as the fifth most transparent property market in Africa.39 Zambia
has attracted more than Z$8 billion (US$1.4 billion) in property investment and
development since 2014, about half of which has been from international
investors.40 However, very little of this has gone into residential property.
The Zambian residential market undoubtedly represents the largest part of the
Zambian property market. Most housing ownership is informal as only
approximately 200 000 land titles had been issued in Zambia by 2018.41 Of these
land titles, half are estimated to relate to commercial property. It should be noted
that the Minister of Lands has said that 60 000 new land titles were issued in the
last quarter of 2018 alone.42 Only six percent of land in Zambia is on title with
the remaining 94 percent under the control of chiefs or zoned as national parks.43
All land in Zambia is owned by the government and what is defined as land title
is a 99-year land lease with the government; this is freely transferable. Getting a
mortgage on a land title is reasonably easy.
In addition to trading in titled units, the property market also trades units in semiformal ownership and even on customary land. Buying land is common, but buying
a completed house is relatively rare. There are more than 161 registered estate
agents in Zambia.44 Getting land title to a plot that is not in the cadastral system
can take as much as 10 years, but is often worth it due to lower acquisition costs.
Land titles are issued and transferred by the Ministry of Lands (MoL) based in
Lusaka and in the MoL’s provincial offices. The country does not have a digital
registry. The cost of transferring a property, including property transfer tax,
averages 9.7 percent and takes 45 days in a best-case scenario.
Policy and legislation
The government has implemented additional policies and laws over the past year
to support the banking and housing finance industries. First, Zambia made
enforcing contracts easier by making judgments rendered in commercial matters
at the Appellate and Supreme Court levels available to the general public online.45
Second, the Banking and Financial Services Act (BFSA) No. 7 of 2017 became
effective in 2018. Revisions to the BFSA include enhanced consumer protection
and corporate governance provisions. Consequently, the BOZ has been
empowered to adequately enforce consumer protection.
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Of more concern to investors were the proposed substantial revisions mooted
to the Lands Act which included giving only 25-year land leases to international
investors. Substantial pushback was received from most sectors of society on this
Bill during 2018 and the Bill has made little progress since. Advocates have called
for the amending of the Bill of Rights in the Constitution to include the Economic
Social and Cultural Right (ESCR) to guarantee every citizen’s right to food, clothing,
housing, medical care and social services.
Opportunities
Three major opportunities are open in the wider housing development and
housing finance space. For local institutional investors, multi-family rental housing
(i.e., apartment buildings), whether for families or students, will provide attractive
returns for many years. Rental collections remain a challenge in the existing
portfolio but lessons from other markets can be applied to handle these issues.
Given the strong focus on self-build in Zambia, housing microfinance using mobile
money platforms could, for experienced, tech-savvy lenders, be a highly attractive
opportunity. Finally, development finance institutions should consider funding
smaller projects in incremental housing and back-yard housing as these areas show
great promise; once proven, commercial developers will push these products
strongly.
International investors worry about the currency depreciation that will dent returns
and the potential need for lower rents as the economy weakens. According to
the BOZ: “addressing the large fiscal deficits, elevated debt and debt service levels,
high domestic arrears and liquidity challenges remains critical for overall macroeconomic
stability and economic growth.”46 However, in the medium and long term, Zambia’s
strength in its institutional frameworks and relative ease of doing business will
create significant opportunities.
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Availability of data on housing finance
Data on Zambia’s banking and finance sectors is readily available because
of the data collected by the BOZ. The 2020 Credit Market Monitoring
Report provided data on lending by type, the health of the financial
institutions and NPLs, among others. The 2015 Living Conditions and
2019 Labour Force surveys also provide much relevant data. The next
Living Conditions Survey will be undertaken in 2020. Zambia plans to
conduct the 2020 census using the electronic data collection
methodology for the very first time.
There is currently no information emanating from the Ministry of Lands
on land titles and housing transactions. There is also no data on the
investments of NAPSA which could be a big driver of housing in Zambia.
The Zambia Property Owners Association has been working on a house
price index for some time, but the index has yet to be published.
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Overview
The population of Zimbabwe was estimated at 14.6 million1 people as of
31 December 2019. Industrial capacity utilisation declined from 48.2 percent
in 2018 down to 36.4 percent in 2019.2 This can be attributed to successive
droughts that reduced electricity generation, with negative spillover effects in
other sectors of the economy. Imports, as opposed to export manufacturing,
have dominated the Zimbabwean economy, particularly because businesses
source raw materials and equipment in foreign currency. The pressure on a
limited pool of currency generated by mining, tobacco and tourism has
resulted in a weak local currency exchange rate. Economic performance was
further negatively affected by Cyclone Idai, a deadly hurricane that ravaged
the eastern parts of the country during March 2019. The cyclone caused
enormous destruction to houses, infrastructure and livestock, killed an
estimated 344 people and left more than 270 000 people homeless.3 After
this disaster the economy contracted by -6.5 percent, but was poised to
achieve a three percent GDP growth in 2020.4
Announced in November 2019,5 Zimbabwe’s 2020 National Budget
highlighted the construction industry as a key contributor to gross domestic
product (GDP) growth and employment creation. A broad range of remedial
activities in housing and related infrastructure were planned for 2020 and an
amount of Z$2.68 billion6 (US$42.057 million) allocated. However, the
unforeseen effect of COVID-19, accompanied by a severe drought, resulted
in a harsh economic downturn. After six months of a disrupted economic
environment, GDP growth for 2020 was revised to reflect a -4.5 percent
contraction in July 2020.8 Many programmes planned for the year were
shelved as resources were redirected to health-related expenditure, including
water supply and sanitation programmes.9 Industrial capacity utilisation is
now down to 27 percent.10
In a further effort to bring transparency and wider participation in the trading
of foreign currency, the Reserve Bank of Zimbabwe introduced a weekly
Foreign Exchange Auction Trading System in June 2020 aimed at narrowing
the gap between the official and unofficial market exchange rates, and also at
stabilising commodity prices.11
On the interest rate front, as the pulse of business weakened due to the
COVID-19 lockdown, the Reserve Bank’s overnight accommodation (repo)
rate was reduced to stimulate business activity. Originally at a rate of

KEY FIGURES
Main urban centres

Harare, Bulawayo, Gweru,
Mutare

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

63.74 Zimbabwean Dollar (ZWD)
0.5 Zimbabwean Dollar (ZWD)

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

14 645 468 | 4 717 305
1.42% | 1.42%
US$1 464
54.4%

GDP (Current US$) [b]
GDP growth rate [b]
Inﬂation rate (2018) [b]
Yield on 10-year government bonds
Lending interest rate (2019) [b]

US$21 441 million
-8.10%
5.16%
n/a
16.80%

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

8 568
US$13.78 million
25% | 10 years | 25%
0.06%
16
454 428
632 670 000 ZWD
233

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

n/a
256 780
n/a

5.2%
4.0%
44.3
150 | 0.56

1 660 000 ZWD
23m2
1 500 ZWD
850 ZWD (US$13.36)
Paper
140
5
29 days
7.3%
10

Percentage of women who own a house alone: Total | Urban (2015) [k] 5.6% | 4.0%
Percentage of households with basic sanitation services:
Total | Urban (2015) [k]
37.0% | 46.5%
Percentage of households with no electricity: Total | Urban (2015) [k] 66.3% | 18.8%
Percentage of households with 3+ persons per sleeping room:
Total | Urban (2015) [k]
29.6% | 26.9%
Percentage of urban population living in slums (2018) [l]
33.5%
NB: Figures are for 2020 unless stated otherwise.

Member organisations of the African Union for Housing Finance (AUHF):
Central Africa Building Society (CABS)
FBC Building Society
CBZ Bank Limited
Homelink (Pty) Limited
Mr Chimutsa Colin, Honorary Member
Steward Bank Limited
[a] Xe.com
[b] World Bank World Development Indicators
[c] Human Development Reports, United Nations
Development Programme
[d] BancABC, CABS, CBZ, FBC, Homelink, Nedbank, NBS
NMB Bank, POSB, Steward Bank, Stanbic and ZB B Soc
[e] Zimbabwe Association for Housing Finance
[f] Reserve Bank of Zimbabwe

[g]
[h]
[i]
[j]
[k]
[l]

Zimbabwe Association of Microﬁnance Institutions
Zimbabwe Deeds Registry
Paint & Hardware Zimbabwe
World Bank Ease of Doing Business Indicators
Demographic and Health Surveys, USAID
United Nations Human Settlements Programme
(UN-HABITAT)

70 percent in September 2019, the rate was cut in March 2020 to 25 percent, down
from 35 percent in November 2019, and reduced even further to 15 percent in April
2020. However, the overnight accommodation rate was increased again to 35 percent
in July 2020, in order to discourage speculative borrowing; stabilise the newly introduced
foreign exchange auction system; and curb inflation.12
Mortgage interest rates have mainly fluctuated between the 25 percent to 36 percent
level from 2019 into 2020 during the lockdown period, despite rapid changes in the
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overnight accommodation rate. From a housing perspective, the property market
during 2020 remains disrupted by widespread uncertainty over the value of the
local currency, which has influenced potential sellers to hold onto their properties.
The unaffordability and unavailability of mortgage finance frustrates aspiring homebuyers, and new housing is inhibited by inflationary increases in the cost of building
materials. However, the demand for affordable housing continues to increase,
spurred by rural-to-urban migration. This has resulted in the mushrooming of
illegal settlements on the periphery of major cities and towns. In many cases,
rogue land barons have taken advantage of the circumstances and haphazardly
demarcated and sold pieces of land, some smaller than the stipulated minimum
size of 70 square meters. This has prompted incremental construction of
structures close to each other, creating clusters of illegal settlements without
running water and proper sanitation. In 2014, 60 such settlements existed in and
around the capital, Harare.13 An estimated one in four urban dwellers live in these
slums.14
Reacting to the pandemic, in April 2020, the government promulgated deferment
of rents and mortgage payments during the lockdown period, which have to be
cleared in staggered payments on expiry of the lockdown.15 Some tenants have
taken advantage of these measures but most borrowers continue to service their
bonds, and therefore loan-servicing trends have not been significantly affected. The
government also committed to providing assistance of Z$200 (US$3.14) to
vulnerable families per month for three months from April 2020. In July 2020, the
government made Z$35.5 million (US$557 300) available for the shelter of
homeless people and Z$50 million (US$784 437) for establishing quarantine
centres.16 Due to budgetary constraints, however, no subsidies are offered for
housing. The government established a National Disaster Fund to which entities
made contributions for the benefit of the less privileged.
Access to finance
Formally, Zimbabwe has 19 registered financial institutions, made up of 14
commercial banks and five building societies. The building societies have
traditionally provided mortgage finance in terms of their licences, while 10 banks
have been granted mortgage lending approval by the Reserve Bank. This was
achieved due to an amendment of section seven of the Banking Act of 2000 to
include consumer and mortgage credit as a banking activity in 2015.17 Since 2004,
the Reserve Bank has also been a player in the mortgage sector through a nonbank subsidiary that it formed to serve the diaspora market.
Potential borrowers cannot always afford to raise deposits of an average
25 percent for housing loans and meet monthly instalments, especially with high
interest rates and compressed repayment periods. Zimbabwe therefore had a
reduction in the number of mortgage loans during 2020. This declined from
11 485 as at 31 December 2019, to 8 282 as of 30 June 2020. While very few
new advances were being made in the low-cost housing sector, large numbers of
small loans were being paid off on completion of their terms.
For aspiring urban homeowners in high- and medium-density areas, current
options have mostly been limited to the purchase of vacant stands made available
by some financial institutions and private developers. Purchase is based on
staggered payment terms, and owners are permitted to embark on incremental
construction using personal resources or short-term loans from employers or
microfinance institutions.
Zimbabwe also has a total of 217 registered microfinance institutions which
reflected a consolidated loan book of Z$469.20 million (US$7.36 million) as of
31 March 2020. The bulk of these loans provide clients with economic livelihoods
and business working capital and are not directed towards housing finance.18 The
need for financial solutions that are suitable for incremental house construction
has, over the past five years, influenced the emergence of housing microfinance.
The solution is pioneered by organisations such as ShelterSol, which works with
some housing cooperatives, but is yet to be fully embraced as an alternative to
traditional mortgage finance.
In 2019, Shelter Afrique, a continental housing financial institution based in Kenya,
approved Z$1.27 billion (US$20 million) of its lines of credit to some Zimbabwean
banking institutions, the proceeds of which were disbursed in 2020.19
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COVID-19 response
When Zimbabwe had recorded seven COVID-19 positive cases and
one death, the President announced a 21-day national lockdown
commencing on 31 March 2020 during which businesses were closed,
with the exception of essential services. On expiry of the 21-day period
on 19 April 2020, the lockdown period was extended by a further two
weeks.
A ban on using currency other than the Zimbabwe dollar, imposed in
June 2019, was lifted in March 2020 to make it easier for the public to
conduct business during the pandemic.
On 29 April 2020, the Government promulgated deferment of rents
and mortgage payments. The arrear rents and instalments, however,
have to be cleared in staggered payments on expiry of the lockdown
period. Furthermore, on 16 July 2020, the government made Z$35.5
million (US$557 300) available for all homeless people to be placed in
various shelters and Z$50 million (US$784 437) for establishing
quarantine centres.

Affordability
Within the medium-density segment of urban housing, stand size ranges from 301
to 1 000 square meters. This is typical of the housing in the suburb of Msasa Park,
Harare, featured on an online website on 12 July 2020. Here, house prices range
between Z$3 187 000 (US$50 000) and Z$4 143 100 (US$65 000).20 Most
sellers, however, are still reluctant to accept local currency for houses. With the
unavailability of US$ dollar mortgages and the unaffordability of Zimbabwe dollar
loans, sellers struggle to find buyers for their properties. Salaries of middlemanagement workers who normally buy in the medium-density segment have
not kept track of rising inflation rates and many cannot afford mortgages. Deposits
of 25 percent of the purchase price are almost impossible to achieve as inflation
has reduced individual saving reserves. Many homeseekers in this segment
therefore resort to the popular route of buying stands and building incrementally.
The high-density segment in Zimbabwe is referred to as the low-cost housing
sector. Projects undertaken by developers in recent years have sought to address
the housing backlog, estimated at 1.3 million units,21 at this level. Six out of seven
institutions in the country that are members of the African Union for Housing
Finance (AUHF),22 have been the main sponsors of large-scale, low-cost housing
projects in urban centres in recent years and have constructed over 5 000 lowcost units in Harare, Bulawayo and Victoria Falls. On-going and planned projects
will create an estimated 23 000 units and serviced stands, the bulk of which will
be for the low-cost housing sector, within the next five years.23
Price-wise, some of the cheapest units are within large-scale development projects.
For a 27 square meter house in Budiriro, Harare, for instance, the price was
Z$1 660 000 (US$23,043) as of July 2020. To purchase this unit, a buyer needs
to raise a 10 percent deposit of Z$166 000 (US$2 606) and apply for a loan of
Z$1 494 000 (US$23 454). Monthly instalments on this loan are calculated at an
interest rate of 25 percent per annum over a 10-year period, and amount to
Z$33 985 (US$533). In addition, proof of household income of at least
Z$135 940 (US$2 134) is required, so that instalments essentially represent
25 percent of monthly income. In an environment in which employment is
decreasing and inflation is eroding disposable incomes, potential buyers of highdensity housing can no longer afford to buy houses. In July 2020, developers of
the Budiriro24 project were still to clear the remaining stock of units completed
in 2018.
Due to reduced employment opportunities, the COVID-19 lockdown has not
improved housing affordability in Zimbabwe. This is also due to a general loss of
employment and income by diasporic Zimbabweans in foreign countries, with
lockdown in host countries resulting in a sharp drop in remittances flowing into
Zimbabwe. Migrant income peaked at a total of Z$921.7 million (US$14.5 million)
in 2019,25 but is projected to decline by 20 percent in 2020.26 In addition,
COVID-19 has halted the completion of houses under incremental construction
as they were incomplete and not ready for occupation; as a result, many families
continue to live in uninhabitable conditions without water and sanitation.
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Housing supply
Statistics last published by the Zimbabwe National Statistics Agency in 2017 show
that the country had 1 119 451 (34.39 percent) urban and 2 136 102 (65.61
percent) rural households. The average household size for urban areas was lower
with Harare recording 3.7 persons and rural Matabeleland North recording the
highest average of 4.6 persons. The overall national average was 4.2 persons.27
Of the urban properties, 36.9 percent had either freehold title or municipal leases,
while 50.6 percent were tenants and lodgers. A further 12.5 percent lived in
accommodation provided by employers. In rural areas, 82.5 percent of households
owned their dwellings and another 17.5 percent were in employer-provided
accommodation, mainly teachers, the police and other public sector employees
who occupied government houses.
The new Zimbabwe National Human Settlements Policy developed during 2019
seeks to broaden the perception of housing beyond towns and cities to include
rural villages, farm and mine compounds, business centres, and rural and district
service centres. This should enable collection of relevant data in the future.28
The housing backlog in urban areas is about 1.3 million,29 concentrated within the
high-density sector. The existing stock of housing in this sector is largely inadequate,
as many families share houses with lodgers, resulting in crowded and unhealthy
living conditions. Demand for accommodation is amplified by the creation of
16 new universities in urban centres without sufficient on-campus accommodation
for students. More than 15 000 students do not stay in campus accommodation
and therefore lodge in high-density and informal areas.30
In 2020, COVID-19 disruptions have forced many diasporic Zimbabweans
(estimated to be over four million), to return home due to widespread loss of
income in their host countries. About six thousand people had already returned
to Zimbabwe by 22 May 2020 and many more are expected.31 COVID-19
containment measures such as social distancing will therefore be extremely difficult
to enforce as living conditions become more crowded, particularly in informal
settlements.
The housing backlog in Zimbabwe has also been badly affected by the inflationary
cost of building material from 2019 to 2020. This, coupled with high costs of
purchase, has threatened the viability of multiple-unit turnkey projects in the lowcost housing sector. In November 2019, one of the largest cement producers in
the country, Lafarge Zimbabwe, reported a 19 percent year-on-year drop in
domestic consumption due to declining demand from homeowners.32 During
May 2020 the company painted an even gloomier picture by predicting a
30 percent year-on-year decline in sales volumes in 2020 due to the pandemic.33
Property markets
The Deeds Registry of Zimbabwe is responsible for title registrations to
immovable property and mortgages thereon. Zimbabwe was ranked 109 out of
190 countries in the World Bank Doing Business 2019 and 2020 reports on the
“registering property” topic, based on transfer of commercial property. Although
the overall ranking remained unchanged, the score based on steps, time and cost

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

involved in registering property improved from 58.2 percent in 2019 to 59.5
percent in 2020, largely because of three positive policy reforms made for
registration of property in line with Doing Business recommendations since 2008.
These include a reduction in Capital Gains Tax, the launch of an information
website and a reduction in transfer time. Negatively, however, conveyance fees
have increased. These are charged according to a tariff set in conjunction with
the Law Society of Zimbabwe and are about five percent of the price of the
property being registered.34
In total, 197 estate agent firms are in operation, which facilitate the negotiation
and transfer of properties.35 Property prices across all segments in the country
have been difficult to track because of divergence in market perception of the
relative currency values. Sellers generally set prices in US dollars and express
them in local currency values, converted at varying market rates. These dual prices
are sometimes quoted on property websites.36 This emphasises that Zimbabwe
has a buyers’ market for holders of foreign currency, as sellers are reluctant to
accept payment in local currency. This has had the effect of reducing property
prices by an average 20 percent year-on-year in real terms.37
Policy and legislation
In a move that demonstrated the government’s desire to engage with housing
issues, a new Ministry of National Housing and Social Amenities was created in
November 2019. Previously, housing fell under the Ministry of Local Government,
Public Works and National Housing. The principal statutes that govern housing
matters are spread over four Ministries:
n The Regional,Town and Country Planning Act is administered by the Ministry
of Local Government and Public Works, for the identification of land for
housing;
n The Ministry of Lands, Agriculture and Rural Settlement administers survey
functions set out in the Land Survey Act;
n The Ministry of Justice, Legal and Parliamentary Affairs administers title
registration and related functions in the Deeds Registry Act; and
n The new Ministry of National Housing and Social Amenities is served with
operationalisation of the Zimbabwe National Human Settlements Policy.
The new Human Settlements policy extends the scope of housing beyond urban
centres to rural areas and also captures the government’s preference for vertical
development of flats as opposed to stand-alone units.38
Opportunities
The following opportunities exist in Zimbabwe:
n Rental housing: Given that there are employed people who are not likely to
acquire their own homes and are living as tenants or within informal
settlements, opportunities exist for the construction of stand-alone or highrise buildings.
n Student accommodation: There is an acute shortage of affordable student
accommodation in urban centres where new universities and colleges have
been established.
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n Housing microfinance: There is a gap for the entry of microfinance lending in
the country which has, up to now, been directed towards consumptive and
business working capital purposes.
n Modular construction methods: There is a fixation with brick and mortar
structures in Zimbabwe. Opportunities thus exist to promote modular
construction methods that produce durable houses over a faster construction
time.

Availability of data on housing finance
The Reserve Bank of Zimbabwe: collects monetary information on
mortgage lending and non-performing loans, but not on the numbers
of mortgages in the country. Information is published quarterly online.
Zimbabwe Association for Housing Finance: collects and consolidates
mortgage loan amounts; mortgage accounts; non-performing loans;
foreclosures; auctions; repossessed properties; and new loans. However,
data is not publicised but shared among Association members. A
website has been developed (www.zahf.co.zw) and consolidated data
will be published online in due course.
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has environ
nmental, economic, and financial impacts!
www.africa-housing.com • +1 2115 253 3691 • info@africa-housing.com • www.facebook.c
com/jobomax

Patient capital. Multiple products.
One mission to improve people’s lives.

CDC is the UK’s development finance institution.
Find out more at cdcgroup.com/realestate
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www.kumkangkind.com

)RUPZRUN6ROXWLRQIRU$ࢆ
ࢆR
RUGDEOH+RXVLQJ

$OXPLQXP)RUPZRUN
Lig
ghtweight

Head
dquarters

Ave
erage 23kg/m2

Kumkan
ng Kind BLDG.,
21 Saem
mal-ro 5-gil, Songpa-gu,
Seoul, K
Korea
Tel. 82--2-3415-4154
kkkorea
a@kumkangkind.com

N dependent on tower crane
Not
M
Manual
transportation by labors

Monolithic construction

Kumk
kang Kind East Africa

Single concrete pour for all structures

2ࢇFH
 WK)ORRU
U7R
7RZHU7KH0LUDJH
&KLURPR5G:HVWODQGV
Nairobi, Kenya
4-2-0250-0882
Tel. 254
kkafrica
a@kumkangkind.com

Faster construction
$YHUDJHWRGD\VF\
F\FOHSHUࢊRRU

Repetition
Average 150~300 repetition per panels

Environment friendly
High scrap value

Block solutions Ltd

The Fin
i nish Block-modules have bee
e n designed to provide decent, sustainable
and afffordable housing for everyon
ne. The Blocks are usually pro
oduced in
locally owned and operated license-factories from local raw materials. The
materrials are either fibrebased biocomposite or plainly safely rec
e ycled local
plasticcs thus increasing the local impact.
The product was initially developed
d for crisis management purpo
p ses, but the
real vaalue was only understood later
e when the products came to life: we can
offer dec
d ent and affordable housin
ng in just a matter of a few ho
ours, easily.

Our vision is to revolutionize
z the
entire construction industry with our
Block solutions has been welcomed and awarded by:

innovative solution and material.

-Responsible innovation summit in which Block solutions was awarded

We are creating a better tomorrow by

the Special prize in Early stage concept category, finals organized in

creating sustainable communities

Dublin October 2019

around the world. The lightweight,

-ISC3 in which Block solutions was among the eight best participants in

but yet durable blocks enable you to

finals 2020 in Germany

build a house in less than eight hours

-Sustainability contest in which Block solutions came in first, organized

by two people. The blocks are joined

in Finland March 2020

together using a rubber hammer.

-Entrepreneurship World Cup EWC and the Finnis finals in which Block

The erection of the house does not

solutions came in second and was nominated the Favourite finalist of

require electricity, so it can also be

the audience in August 2020

built in remote regions and crisi areas.

Palsinahde 2, 34140 Mutala, Finland, Tel: +358 40 533 0219. Visit our website www.block-solutions.com info@block-solutions.com

TSSC is
Transforming
the Affordable Homes Market
As one of the leading manufacturers of Housing systems in the MENA Region, TSSC is partnering
with Africa for the development of Africa. Our modular construction technology, responsive planning
DQGGHVLJQSURFHVVDOORZRXUFOLHQWVWR\LHOGWKHEHQH¿WVRISURMHFWFHUWDLQW\VXSHULRUTXDOLW\
affordability, sustainability, and trade availability.

&RQWDFWXVWR,QTXLUH$ERXW3DUWQHUVKLSVDQG6ROXWLRQV
www.tsscgroup.com | christoforos@harwalgroup.com | info@tsscgroup.com
Tel: +306 932222298 | +971 4 8850474
UAE

|

KSA

|

RUSSIA

|

INDIA

|

PAKISTAN

|

USA

We work to
reduce poverty
by strengthening
Africa’s ﬁnancial
markets.

We know that healthy ﬁnancial markets build
the foundations for a thriving economy, where
funding for basic services is assured, businesses
are able to grow and create jobs, and people
have the freedom to manage their own lives.
Our team of ﬁnancial sector experts work
alongside governments, business leaders,
regulators and policymakers to design and build
ambitious programmes that make ﬁnancial
markets work better for everyone.

FSD Africa
info@fsdafrica.org
www.fsdafrica.org
@FSDAfrica

LOAN BOOK

R3.1

BILLION
UP BY 18%

R836

consis tent

MILLION

NEW RECORD
for annual
disbursements

5

ROI

O PERATING
PROFIT

RET URN ON
INVES TMENT

R37
7..3

5

MILLION
down by
by 15.2%

16

YEAR

of our clients
are previouslly
disadvantaged

NATIONAL
FOOTPRINT
ACROSS SA

YEAR S
OF
GROWTH
AVERAGE
GROWTH

66
6

%

cos t to
income
ratio

13% PER
YEAR

brra
anches

1subur
28
bs
8

metropolitan
municipalities

38 7
38
77
71
units ﬁnanced since inception

Where others see d ecline, we see in v es tment o pportt unities
Finance fo
for: Purchase • Conversion • Re furbishment • Reﬁnance • Equity releasse
Information correct as at financial y ear
end 31 March 20 19, for activ e loans in
servicing.

086 000 T UHF (8843)
www.t uhf.co.za









HOUSING FINANCE SOLUTIONS

HOUSING FINAN
NCE SOLUTIONS FOR
DEVELOPERS, FINA
ANCIAL INSTITUTIONSS
AND EMPLOYERS ACROSS AFRICA









3URMHFWUXQLQSDUWQHUVKLSZLWK





)LUVW76&RIIIILFHEDVHGLQ
0DNKD]D.KD\HOLWVKD
&DSH7RZQ

Dedicated to making homeownershi
n
p affordable in Africa.
Chartwell has established itself as an innovating force in the Africcan
housing finance landscape. Wee are known for our ability to dessign
and roll-out structured project and end-user finance solutions for
developers, financial institution
ns and employers across Africa.
Africa is the land of opportunity, lets make a success story!

2WKHUUHFHQWZRUN
ZLWK&$+)

0RUWJDJHORDQDFFHVV
SHUIRUPDQFHDQGSURILWDELOLW\

WHA
ATT WE CA
AN DO FOR YOU:
Home ownership and
financial literacy education

Feasibility and Scoping

Credit solutions ʹ originatiion
and loan administration

Home loan product design
and framework

www.chartwellhousing.co.za

advisory@chartwellgroup.co.za
(+27) 11 252 1900

C
Whether it's a large-scale master
d eve l o p m e n t o r sta n d - a l o n e
affordable housing, you can depend
on GAP Solutions for support, from
pre-development to property
management. Led by Aqualine Suliali,
GAP Solutions collaborates with
organizations like yours to help
create affordable housing units for
families and individuals at the
bottom of the pyramid with the aim
to reduce Africa's housing backlogs.

C

G

S O L U T I O N S

Development Consulting

Market Analysis

Property & Asset Management

Scan The QR Code For Details

Strategic Planning





&$+)'DWD$JHQGD +RXVLQJ
0DUNHWΖQGLFDWRUV

2XUH[SHUWLVH
6XUYH\GDWDDQDO\VLV
%LJGDWDDQDO\VLV
DGPLQLVWUDWLYH
WUDQVDFWLRQDOGDWD
4XDOLWDWLYHUHVHDUFK
$OWHUQDWLYHGDWDDQDO\VLV

8QGHUVWDQGLQJUHQWDOPDUNHWV
LQ$IULFD

/($51025($%287285:25.$7
ZZZSRLQWFRP_ LOODQD#SRLQWFRP_   

$FWLRQUHVHDUFK 76&
6WDWLVWLFDODQDO\VLV
ILQDQFLDOPRGHOOLQJ

INCREMENTAL
HOUSING FINANCE
Helping our customers build
their dream homes, one
step at a time...

Loan operations in Eswatini, Lesotho, Kenya, Malawi and
Uganda, with administration support hubs in Mauritius and
South Africa.
Focused on ﬁnancial inclusion to the under-banked, with longterm afﬁliations with leading DFI’s, impact investors and
technical partners.
A responsible lender with lending mechanisms to ensure
customer affordability.
With 21 years experience, our management team and business
model is resilient and defensive.
Affordable quality housing in a resource efﬁcient lifestyle
property development enabling home ownership to a wider
sector of the market.

Mixed Use Development

First 54 units completed and rented with the construction of the
next 93 units nearing completion.
Retail centre with complimentary shop offerings to support the
community opened in H1 2020.
Plan to replicate this model across our other operating jurisdictions.

Select Africa
is delighted to
support CAHF in its
work in promoting
housing ﬁnance in
Africa.

With key investment from existing local and international DFI’s, corporate
and institutional investors, Select seeks new and additional funding
partnerships for growth.
For more information
please contact us:

Illovo Edge Ofﬁce Block,
Building 4, 9 Harries Road,
Illovo, 2196

Telephone: +27 11 214 8300
Email:
info@selectafrica.net
investorrelations@selectafrica.net

Website: www.selectafrica.net

HOFINET

Housing Finance
Information Network

A Global Resource for Housing Finance Information

ENGINEERING RESILIEN
NCE

1(:+20(&216758&7,215(752),76
¥
¥
¥
¥
¥
¥

6XVWDLQDEOHGHVLJQUHWURÀWVXSJUDGHV
Damage assessments
Resilient engineering
5HVLOLHQWSODQQLQJ
Quality control
PPP design

The Housing Finance Information Network is the first truly global
webportal that consolidates and regularly updates international
housing finance knowledge in one central, easily accessible place. All
data is in the public domain and can be easily downloaded.
• It collects and updates standardized statistical data until 2016 on
countries' housing finance systems – currently for 140 countries –
and provides country reports and links to legal and statistical
country resources.
• It provides state-of-the art information on the main topics in
housing finance through our global network of experts and through
a continuously updated library of research and policy papers.

Telephone: 215.898.3313 | Fax: 215.573.2220

miyamotointernational.com/housing-resilience
onielsen@miyamotointernational.com

hofinetmail@wharton.upenn.edu

www.hofinet.org
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is pleased to support the Transaction Support Centre,
a joint initiative of CAHF and 71point4

Visit the TSC at
www.housingfinanceafrica.org/projects/transactionsupport-centre/

:HFRQWLQXDOO\FUHDWHKRPHV
DFFRUGLQJWR\RXUGHVLUHV
DQGGUHDPVVKDUHGZLWKXV
2XUDQWHFHGHQWRISURYLGLQJKRPHVIRU1LJHULDQVZLWKLQWKHFRXQWU\
DQGLQWKHGLDVSRUDRYHUWKHSDVW\HDUVVSHDNVIRURXUH[SHUWLVH

3OHDVHYLVLWRXUZHEVLWHWRGD\ZZZKDJJDLEDQNFRPWRYLHZWKHJDOOHU\RIRXUÀQDQFHGHVWDWHV
%RGH7KRPDV6WUHHW6XUXOHUH/DJRV
<RXFDQDOVRFDOOXVRQ
IRU\RXUHQTXLULHV

1

Light up & power Africa
Eclairer & électrifier
l’Afrique
4

Integrate Africa
Intégrer l’Afrique

2

Feed Africa
Nourrir l’Afrique
5

Improve
the quality of life
for the people of Africa
Améliorer la qualité
de vie des populations
en Afrique

3

Industrialise Africa
Industrialiser l’Afrique

African Development Bank Group (AfDB)

Avenue Joseph Anoma I 01 BP 1387 Abidjan I &{WHG·,YRLUH
ZZZDIGERUJ
3KRQH 6WDQGDUG 
Mr. Emmanuel Diarra
Manager, Capital Markets Division
e.diarra@afdb.org

Mr. Ahmed ATTOUT
Chief Capital Markets Ofﬁcer
a.attout@afdb.org

The Banking Association South Africa (BASA)
advances the interests of the industry with its regulators,
legislators and stakeholders, to make banking sustainable,
profitable and better able to contribute to the social
and economic development and transformation of the country.

API
PI EVENTS IS THE
E LEA
L DING EVENT AND THOUGHT
LEADERS
E HI
HIP PLATFORM
M IN AFRICAN
N REAL ESTA
AT
TE. AP
PI
EVENTS CONNEC
CON
TS THE AFR
F
FRICA
N PROPERTY COMMUN
COMMU ITY
BY HOS
H TING
NG THE CO
ONTINEN
TINENT'S LARGEST LIVE
VE
CONFERENCES
NF
, VIRTU
UA
AL SUMMI
UM TS & WEBIN
BI ARS.

202
021 DA
ATTES:
EAST AFRICA PROPER
RTY IN
INVESTMEN
MENT SUMMIT
08-10 JUNEE 2021,, NAIROBI
AFRICA PROPTECH FOR
FORUM
077 SEPTEM
PTEMBER
E 2021, JHB
H
AFRICA PROPERTY INVESTMEN
I
T SUMMI
UMMIT
088 & 09 SEPTTEMBE
TEMBER 2021, JHB
WEST AFRIC
AFRICA PROPERTY INVESTMENT SUMMI
MM T
24 & 25 NO
N VEM
MBER
B 2021, LAGOS
info@apievents
ents.com | www.aapieevents.com
nts.com | +27 (11) 250 222260

100

Financial intermediaries
equipped across Asia, Africa,
Middle East, Europe and Latin
America to offer sustainable and
scalable housing ﬁnance solutions

Learn more about our work
www.habitat.org/tcis

The African Union for Housing Finance (AUHF) was established as
The
African Union for
Housing
Finance
(AUHF)
was Today,
established
as a
a member-based
body
of housing
lenders
in 1984.
the AUHF
member-based
body
of
housing
lenders
in
1984.
Today,
the
AUHF
comprises of 66 members from 19 countries across the continent.
comprises
66 members
from 19and
countries
across
the continent.
Members ofinclude
commercial
mortgage
banks,
building
Members
commercial
and mortgage
banks,
building
societies, include
microfinance
banks/institutions,
housing
development
societies,
microfinance
development
corporations,
and other banks/institutions,
institutions involvedhousing
in the mobilisation
of
corporations,
and other
institutions
in the
mobilisation
of
funds for shelter
and housing.
Asinvolved
an industry
body,
the AUHF
funds
for shelter
and housing.
As an industry
AUHF
promotes
the development
of effective
housing body,
financethe
markets,
promotes
the development
effectiveacross
housingAfrica,
finance
markets,
and delivery
of affordableofhousing
working
in and
the
delivery
of of
affordable
across
Africa,
working
the interests
interests
both the housing
members
and the
industry
as ainwhole.
of both the members and the industry as a whole.
Vision: An enabled and productive housing finance sector across Africa where governments and the private sector work together to develop and
maintain efficient and effective housing markets and access to adequate and affordable housing for all.
Mission: To support its members in realising their vision, through networking and deal facilitation, information collection and dissemination,
lobbying and advocacy, and capacity building and training.
In serving its members and realising its goals of effective housing finance markets and delivery of affordable housing in Africa, the AUHF
pursues five main activities:

5

1

Information Collection & Dissemination

n
n
n
n

Monthly newsletter – Financing Housing in Africa
Website www.auhf.co.za
Fact sheets & issue briefs on key issues
Participation in IUHF journal

Showcase membership to the wider public & investment
community

2

Lobbying and Advocacy

n
n
n
n

Annual statements on key issues
Position papers
Engagement with AU-HUD and other Regional bodies
Identification of and engagement in key national & regional issues
with member support

n
n
n
n

Member certificates
Case studies & profiles of members
Speaking opportunities
Data reporting standards for AUHF members – AUHF Member data –
dashboard

4

Networking & Deal Facilitation

3

Capacity Building & Training

n

Own housing finance courses/Mortgage banking schools/training
programmes (revenue opportunity)
Roundtable discussion programme
Member study tours/site visits
Scholarships for members to attend accredited housing finance
courses

n

Own housing finance courses / Mortgage banking schools / training
programmes (revenue opportunity)
Roundtable discussion programme
Member study tours / site visits
Scholarships for members to attend accredited housing finance
courses

n
n
n

n
n
n

JOIN US TODAY
Be part of a continental body that advocates for affordable housing and efficient housing finance markets…

CHAIRMAN
Andrew Chimphondah

CHAIRMAN
May Abdel Hamid

TREASURER
Kehinde Ogundimu

SECRETARY
Mfundo Mabaso

Christian Agossa

Mehluli Mpofu

Oscar Mgaya

Director General

Chief Executive

Growth Head, FNB
Home Finance

Caisse Regional de
Refinancement
Hipothecaire de
l’UEMOA

Deputy Managing
Director

Chief Executive

Chief Executive

Chief Executive

Shelter Afrique
Kenya

Social Housing &
Mortgage Finance Fund
Egypt

Nigeria Mortgage
Refinance Company
Nigeria

First National Bank
South Africa

General Central
African Building
Society, Zimbabwe

www.auhf.co.za | auhf@housingfinanceafrica.org | (T) +27 11 447 9581 | (C) +27 82 834 3556
Twitter: @AUHF_Housing

Facebook: @auhfhousing

LinkedIN

Tanzania Mortgage
Refinance Company
Tanzania

BE INFORME
ED!
Share your thoughts and
a
about the
AFFORD
DA
ABLE HOUSIN
NG SECTOR In AFRIC
A
A!
Affordable Housing is availlable in hard copy (South Africa only)
and in a digital version at www.saaffordablehousing.co.za
w
for those who p
prefer
the electronic offering.
Hear what our regular contributors like CAHF, Consulting Engineers of SA,, SA
Banking Association, and S
SA Affordable Residential Developers Associatio
on have
ective by STBB.
to say plus the legal perspe
N ALL
We would like to hear whatt is happening on the continent as well. We CAN
ER to address the critical need of housing for AF
FRICA
LEARN FROM EACH OTHE
ghts contact,
Any questions, ideas, thoug
who would love to hear from you.
rory@interactmedia.co.za w

INVEST | CO
OLLABORATE
T | PA
ARTNER
T

S BUILDING AN
REALL IS
A
HOMES
AFFORDABLE
HOME
MOVEMENT. JOIN US
www.reall.net

info@reall.net

@real
all_int

A Data
Agenda for
Africa
We believe market
intelligence & data is
fundamental market
infrastructure for the
housing finance sector.
A key constraint undermining
private sector participation
and good policy engagement
in affordable housing finance
is the availability of data and
market intelligence to
facilitate risk-taking and
decision-making.
By providing market
intelligence that makes the
case for investment in
underserved markets, we can
support a better policy
environment and increased
private sector activity in
affordable housing markets.
In this way, we catalyse scale
interventions.

Our data mission:
To catalyse the provision and dissemination of this data and to support the
development of a community of in-country housing and housing finance
practitioners who promote the importance of accurate data and who actively
engage with data to generate relevant insights.
Our data vision:
The development of a housing and housing finance data universe in Africa that
provides regulators, policymakers, developers and housing financiers with
accurate, relevant and current data.
Our objectives:
n Collect, assess and curate available data (public, private and dealspecific) relevant to increased investment in affordable housing across
Africa.
n Identify data gaps that inhibit market activity and close key data gaps
by:
o Encouraging data owners to make existing data available or improve
quality /coverage of data they collect
o Commissioning partners to gather additional data (primary data)
n Integrate, optimise and expand our set of knowledge products &
data tools to produce a set of key data outputs that are widely used
n Build the capacity of partner institutions to analyse data and engage
with data-driven outputs
n Promote the importance of accessible, credible data as a catalyst in
the affordable housing market

The following organisations are committed to CAHF’s Data Agenda for Africa. Join us today to form a regional
movement in support of increased investment in affordable housing in Africa!
For more information, contact Alison Tshangana on Alison@housingfinanceafrica.org

With thanks to our sponsors

C

G

S O L U T I O N S

www.housingfinanceafrica.org

