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Executive Summary
For investors and developers ready to innovate in profitable ways, Liberia’s housing sector offers a
major opportunity because the enabling conditions for a step change in delivery and business model
are present:
•
•
•
•

Significant effective demand that is not being met by the current marketplace because it is not
financeable as a classical for-sale turnkey-offtake development.
Large stable employers that are interested in facilitating quality housing for their workers
because a better-housed workforce is more productive, more loyal, and more profitable, all of
which strengthens employer corporate profitability.
Natural geographic concentration of housing demand around cities and major employers, most of
whom are located in metropolitan urban areas.
A pro-housing government interested in facilitating delivery and financing.

Ironically, the obstacles to housing delivery and housing finance in Liberia also create an openspace for innovation among two private-sector groups: employers and developers/ lenders.
•
•

An employer can aggregate demand, can credit-enhance or risk-mitigate that effective demand,
and can potentially contribute tangible assets (e.g. land or balance sheet strength) that can
bring down the cost of producing new quality formal housing.
A developer or lender, aided by the blueprint presented in this report, can potentially create the
combination of development strategy and financial structure to convert the employer’s
resources into loans for both development and offtake.

The need is great:
•
•

•

•

Liberia is 49% urbanized, urbanizing rapidly, and generating its new jobs mainly in urban areas.
The current national housing stock is far less than the country requires, and 40% of it is
substandard. For all practical purposes there is no ceiling on the amount of quality affordable
housing (US$15,000 price point) that Liberia has the effective demand to take up – but it lacks
financeable demand and development pipelines to address that effective demand.
Health and sanitation considerations in Liberia’s expanding cities, especially Monrovia, threaten
economic development and revival and hence motivate the Government of Liberia to provide
support where and how it can.
Current mortgage financing is cautious (10-year self-amortizing level payment tenor) and
expensive (625 basis point spread between inflation and lending rate). Moving to more
plausible rate/ tenor combinations could cut the income required to afford the basic house by
40%, effectively tripling the number of households in Liberia that could qualify for a loan to buy
such homes.

The foregoing factors motivated Miyamoto Liberia and the Agency for Economic Development and
Employment (AEDE) of Liberia to approach the Centre for African Housing Finance (CAHF) to fund
a grant to AEDE and the Affordable Housing Institute to develop a feasibility study.
To do so, the AEDE/ AHI team created recommendations for a development and financing model,
named here the Employer Assisted Rate Note (EARN) production model, and to present its
structure and economics as they could be implemented in Liberia today.
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1. Background on Liberia and this Feasibility Study
According to the African Development Bank (AFDB, 2016), the Ebola outbreak and its spillover effects have slowed growth in 2014 to an estimated 1.8%; although commercial gold
production, manufacturing and a gradual resumption in construction are expected to
support real GDP growth of 3.8% in 2015, household incomes may be slower to recover.
Short-term government priorities are focusing on supporting Ebola-affected households,
increasing incomes and employment, and resuming health services and education, for
which fundamental reform will be critical to develop a healthy and skilled workforce.
Developing the affordable housing sector in Liberia can be a major achievement in the
post-Ebola recovery efforts by both improving living conditions and contributing to
economic development. The housing sector in Liberia is however facing numerous
challenges, both on the supply and demand sides of the housing value chain and few
developers have sought to grow the affordable housing stock.
Within this context Miyamoto Liberia, a local engineering company and a franchise of
Miyamoto International, has expressed strong interest in promoting employer-assisted
housing projects in Liberia. Miyamoto Liberia has sought support from the Affordable
Housing Institute in order to assess the state of readiness of the Liberian housing sector and
participate in the development of a business plan. As a first step the Affordable Housing
Institute (AHI) has received funding from the Center for Affordable Housing Finance in
Africa (CAHF) to develop a feasibility study for the development of employer-assisted
housing in Liberia.
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2. Study Approach and Methodology
To undertake this study, AHI has teamed up with the Agency for Economic Development
and Empowerment (AEDE) Liberia, a local organization engaged in development issues.
AEDE was responsible for collecting up-to-date information on the ground by interviewing
employers and corroborating desk research. AHI focused on developing a housing value
chain analysis and pilot the development of the program.
AHI and AEDE have first focused on gathering data on Liberia’s housing sector and
developing an analysis of the country’s housing value chain in order to conduct a feasibility
study on the potential for employer-assisted housing programs in the country.
Industry reports were used to gather most of the value chain information. Interviews were
led with over 10 major employers in the private and public sector in Liberia. Data has been
aggregated in order to maintain confidentiality.
The list of organizations interviewed is presented hereunder.
Private sector

Public sector

Guaranty Trust Bank (Liberia) Limited

Civil Service Agency

First International Bank Liberia

NASSCORP

Eco Bank Liberia Limited

Liberia Revenue Authority

Afriland First Bank

Central Bank of Liberia

Access Bank Liberia

National Port Authority of Liberia

BRAC Liberia
Firestone Natural Rubber Co
UBA Liberia
ArcelorMittal Liberia
International Bank (Liberia) Limited
Golden Veroleum Liberia
Lonestar Cell
Sime Darby Plantation
Liberia Petroleum Refining Company
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3. Liberia’s housing sector: current challenges, current resources
The significant housing-related challenges facing Liberia’s urban areas, especially
Monrovia, are well known, but less well known are the opportunities we believe exist in
Liberia’s housing today because of resources that can be mobilized for new housing
production and housing finance.
3.1

Current challenges that make housing production a national priority

Liberia’s housing sector is facing many of the same challenges as other Sub-Saharan
African countries such as:
Urbanization is occurring rapidly, and with it, urban housing demand is intensifying. By
2030, about half of urban housing needs will be concentrated in Monrovia.5 The urban
population is currently at 49% of the population, with an annual rate of change of 3.2%.
Little and low quality house stock. The actual housing stock (2010) is 327,000 units6,
among which only 183,098 are in good order and 144,000 need repairs.
Extraordinary increase in housing demand. By 2030, an approximate of 512,0007 units will
be required8. This figure includes units that required to be improved or renovated and new
units. Estimating a yearly replacement rate of approximately 3% for those units that need
to be renovated and accounting for population growth, Liberia will need an annual
production of 30,000 units. Assuming there is no change in the housing stock, Liberia’s
quantitative and qualitative deficit will form a total of approximately 330,000 units.
Low incomes and Housing unaffordability. After years of civil war, Liberia stands out in its
levels of poverty and in 2007, 68.6% of Liberia’s population lived below the poverty line.9
Little or no access to credit. Formal or informal credit and housing loans still remain
inaccessible to most of the population. Liberia is ranked 98th out of 183 countries on the
“getting credit” indicator.
Residential mortgages are at a 13-16% rate, 10 year tenor self-amortizing maximum; the
resulting payments are out of reach for many Liberians formally employed in the private
sector whose employers are keen to have them be properly housed. Meanwhile, banks are
lending at these high nominal rates because underlying inflation is high (8.15% annually)
and banks may legitimately fear that their spreads could erode in the later years of the loan
due to rising sovereign rates and higher cost of funds.

5
6

7

Government statistics (medium growth scenario).
UN-Habitat, Liberia Housing Profile, Housing Sector Profile Series, 2014.

According to 2013 estimates

Ibid.2
9 Poverty headcount ratio at $1.90 a day. Source: World Bank database.
8
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Little integration or promotion of private sector involvement. NHA is one of the major
players in the construction of housing and has developed a program in 2013 to build 5,000
houses. In the private sector, major employers provide housing for some of their workers.
There are a few formal sector private developers but the great majority of housing in urban
Liberia is provided by individual householders employing artisans and small-scale
contractors to build a single house over a period of many years, layer by layer until it is
complete.
3.2

Mobilize-able resources to create housing production and finance opportunity

The rise of housing-related challenges, and the importance of housing to the protection of
public health in Freetown, in Monrovia, in Liberia and throughout Sub-Saharan Africa and
the world at large, has contributed to a heightened interest in and urgency about finding
new solutions to produce or finance housing. This focus and urgency has surfaced several
resources that could potentially be mobilized as part of new housing-related solutions
provided by private-sector developers and investors:
a) The Government of Liberia has made housing one of its priorities through very
specific policy to incentivize the demand and supply side of the value chain.
b) On the supply side the government has enacted new legislation to protect land
rights and implemented projects like the digitalization of all deeds using Open
Title software from Thompson Reuters10.
c) An underserved middle-class concentrated in Monrovia means there is unmet
effective demand.
d) Formal employment is concentrated within a few major employers in the private
and public sectors. This concentration has the potential enabling effect of engaging
employers to support their employees and increasing the effective demand for
housing through employer-assisted programs.
3.3

Effective demand versus financeable demand

In many ways, the challenge of Liberian housing delivery lies in the difference between
effective demand and financeable demand:
•

Effective demand. In economics terminology, ‘effective demand’ represents the total
number of consumers who have both the ability to pay and the willingness to pay the
amount it costs to obtain quality housing in the marketplace.

•

Financeable demand. Effective demand is financeable when, in addition to ability and
willingness to pay, there is also a third-party lender with the ability to lend and
willingness to lend money to be repaid by the borrower’s effective demand. In practice,
financeable demand depends on the emergence of two things:

10 https://tax.thomsonreuters.com/blog/aumentum/a-new-beginning-for-liberias-land-legacy-2/
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o Underwriting evidence, which may be documentation, credit enhancement,
or a procedural solution (e.g. payroll deduction at source via electronic funds
transfer), that makes the stream of future effective demand payments more
credible.
o A complementary financial product that is designed with features suitable for
the particular borrower typology of the currently-unfinanceable effective
demand.
In a case where there is effective demand but not financeable demand, the solution is
usually accomplished by bringing in a third actor between borrower and lender: the
intermediary aggregator and implicit or explicit credit enhancer. This is demonstrated in
Section 6, a proposed solution.

By: Affordable Housing Institute

May 2017

9

Liberia: Employer-Assisted Housing Feasibility Study

4

Employer-Assisted Housing Feasibility Analysis

Despite Liberia’s large housing deficit, the sector receives very little investment. The lack of
financing towards affordable housing can in part be attributed to high levels of poverty and
income informality in the country which make access to housing finance difficult. However,
there exists a small but non-negligible middle class with stable incomes who work for major
private and public sector employers. This middle class provides a good starting point for the
development of housing projects that can begin to bridge the housing deficit.
The study below seeks to estimate the size of the middle class, assess the feasibility of
developing an employer-assisted housing program and propose a pilot project for an initial
investment.
4.1

Income distribution and affordability analysis

According to the income distribution of Liberia (CAHF, 2016), the effective demand for
housing is very low and a great majority of the population cannot afford a home. In fact the
most monthly payment needed to buy the most affordable home in the formal sector at
the most affordable financing rates is more than twice the average monthly salary.
Figure 1: Income Distribution of the Liberian Population (CAHF, 2016)

A closer look at monthly salaries per sector and level of education show us that there is
some level of variation, though on average they are not very high. The highest is
unsurprisingly among workers with a tertiary education in the formal sector.
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Figure 2: Monthly Income in US$ in Formal and Informal Sectors by Level of Education (Source: Liberia Constrains Analysis
201311)

AHI and AEDE Liberia have thus focused data collection on formal employers in order to
collect a set of information that will provide more detail to the income distribution above.
The information collected comes from major employers in the private and public sectors in
Liberia. The data is presented hereunder with the green line showing the minimum income
needed to afford the cheapest formal house available at the lowest rates (NHA mortgage
rates).
Affordability of the cheapest formal house is calculated with Liberian Bank for
Development and Investment (LBDI) terms as illustrated below:
Table 1: Estimates of income requirements to access a house loan on the formal market in Liberia. Source: Authors’
calculations based on data provided by AEDE Liberia, 2016.

Loan to
homebuyer
(US$)

Interest rate

Term (years)

Term
(payments)
Debt service
constant

Required
monthly
payment (US$)

Minimum
monthly
income
required

70%

$ 4,500

$ 10,500

8%

10

120

$ 127

$ 386

1.213
%

Minimum
annual income
required

Required down
payment (US$)

US$
15,000
house

Loan-to-value
(LTV) limit

LBDI- NHA loan*

$
4,633

The public sector is one of the largest formal employers in the country. Even though
income formality makes underwriting easier, incomes remain very low and the affordability
gap is large. The figure below shows that a great majority of public servants still cannot
11http://www.liberianembassyus.org/uploads/PDFFiles/LIBERIA%20CONSTRAINTS%20ANALYSIS_FINAL%20VERSION.

pdf
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afford a house with their current salaries. Most public sector employees make under US$
200 a month making the monthly payment of US$127 far out of their reach.
Figure 3: Public Sector Employees Income Distribution Pyramid

Likely HF product to access
Conventional mortgage
Frontier of conventional mortgage
Mortgage with employer assistance
Housing microfinance

However, the income distribution for the private sector13 looks less bleak with one third of
employees being able to afford a home.

The consultants could not collect income distribution data from all companies interviewed as some chose to
not disclose the information. However a large majority of employers did participate, including Firestone, the
private sector’s largest employer.
13
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Figure 4: Private Sector Employees Income Distribution Pyramid

Likely HF product to access
Conventional mortgage
Frontier of conventional mortgage
Mortgage with employer assistance
Housing microfinance

Figure number five shows the aggregated income pyramid for both the public and private
sector employers covered in this study. Under the current conditions between both private
and public sector, no more than 4,500 people are able to afford a house. We thus
recommend focusing efforts on employers within the private sector including major
employers with skilled labor such as Lonestar Telecom.
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Figure 5: Private and Public Sector Employees Income Distribution Pyramid

Likely HF product to access
Conventional mortgage
Frontier of conventional mortgage
Mortgage with employer assistance
Housing microfinance

Figure six calculates the maximum potential monthly payments household can afford
(based on 30% of monthly income) in order to estimate the maximum price of a house they
could afford based on current mortgage rates (10 year loan, 30% downpayment and 14.5%
fixed interest rate14). Based on current conditions, 93% of formal sector employees cannot
afford the cheapest formal house on the market.

14

Regular banking rate as opposed to the LBDI rates listed above.
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Figure 6: Potential Private and Public Sector Payment Capacity and Effective Demand

4.2

Employment status

AEDE interviewed the largest employers in Liberia and collected both quantitative and
qualitative information about their employees. This information has been used to conduct
the feasibility of developing an employer-assisted housing program as well as assess the
state of readiness of employers to participate in such a program.
Most of the private sector uses an employment matrix that combines full-time permanent
contracts with short-term contracts, most of which are one year long. The government on
the other hand, reports to have mostly, full-time permanent employees. Two thirds of
employers, both private and public, employ members of the same family unit.
Most of the population have access to the banking network and make use of savings and
checking accounts where they receive monthly direct deposits, some, mostly rural workers,
get paid in cash.
Table 2: Employee payment method by firm

Access to banking and payment method
Yes
No
Some
Total

By: Affordable Housing Institute
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14
0
3
17
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82%
0%
18%
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Most companies employ individuals from the same household, making it easier to promote
employer-assisted housing as fewer houses are needed to support employees in the same
family.
Table 3: Companies employing members of the same family

Employees from the same family
Yes
No
Total

11
6
17

65%
35%
100%

Many employees also have full-time permanent contracts making it easier to support them
as they remain with the company for substantial periods of time.
Table 4: Type employment by company

Type of employment
Full time permanent and short-term contracts
Full time permanent (over 1 year)
Short-term contracts (under 1 year)
Total

Total

Percentages
10
6
2
18

56%
33%
11%
100%

Most employees live between 8 and 12 km of their workplace.
Table 5: Commuting patterns of employees

Transportation
Distance from place of work
Average
Min
Max

8
2
12

Based on interviews with major employers in Liberia most of the public and private sector
employees rent, a minority (15%) of employers provide housing. Those who rent pay
between US$25 and US$75 a month for one bedroom and between US$100 and US$500 a
month for two bedrooms. Renting a house is, in most cases, significantly cheaper than
purchasing one, especially considering the need of a down payment that is equal to 12
times the minimum monthly income necessary to buy a two bedroom house.
Currently, based on interviews, most of the employees rent, the lowest price for a one
bedroom is representative of a room with shared amenities and bathroom. The need for
better housing conditions is palpable, nevertheless, most employers are not able to provide
and/or promote their employees with better housing conditions even when they have the
intention.
Most employers are willing to continue, improve or start some sort of initiative to promote
employees home ownership. Those who are already implementing initiatives are doing it
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either through loans and/or mortgages if they are banking institutions or through the
provision of guarantees. Most employers have employed members of the same family unit
which helps the income verification process and increases the possibilities of being subject
to a loan or mortgage.
Table 6: Company interest in supporting employee housing initiatives

Housing initiatives and future interest
Current support to employees
Yes
No
Total
Interest in continuing or starting a program
Yes
No
Total
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50%
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15
2
17
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5

Proposed Solution

In order to implement an employer-assisted pilot housing project, we recommend first
focusing on the private sector where the purchasing power of employees is on average
higher.
Because there exists many blockages on both the supply and demand side, we propose
focusing on both sides of the value chain to address weak links in terms of land and bank
funding. Our proposed solution will target the following dimensions through the Employer
Assisted Rate Note (EARN):
Table 7: Employer-assisted housing solution visualization across the value chain

Supply

Land
provided
by (or
bought by)
employer

Demand

Land

Full-time
permanen
t
employee
only
Eligibility

5.1

Trunk
infrastructur
e

Site layout
and
location

Rate reset
protectio
n
Application

Subsidy

Design

Coordination
between
Employer
and
Developer
and
employees?
Loan
payment via
payroll
deduction at
source
Credit
Underwritin
g

Risk
assumption/
Finance

Constructio
n

See land
purchase and
bulk offtake
commitment
s

Bulk offtake
commitmen
t for
Developer

EARN Loan
facilitates
bank funding
Loan Closing

Offtake

Funding

.

Loan
Servicing

Managemen
t
Land
managed by
employer
under
homeowners
association
Employer will
re-buy
homes at
loan maturity
Enforcement

Supply side intervention

The supply-side challenge. Even assuming that a large employer is willing to provide
enough qualified applicants to assure a bulk offtake of developed homes, both lenders and
the employer will want confidence that the homes will maintain their value and that the
development will become a successful and inclusive community. Creating a Homeowners
Association (HOA) to be the bulk offtake buyer of the development enables the employer
to put in place a legal structure protecting the entire development that also allows
individual employee families to be, and feel themselves to be, effective owners of their
individual homesteads.
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The supply-side solution. Create the Homeowners’ Association with these core
characteristics and this development sequence:
1. Either the developer or the employer identifies a site (the “Site”) suitable for the
homes to be built.
2. Developer and employer agree on the “Home Specifications”, including the number
of homes to be built, their site layout (including interior roads and utilities) and
home configuration(s), standards of home construction, and the ultimate offtake
price for the homes.
3. Initially, the HOA will be a special purpose vehicle under applicable Liberian law 16
formed by the employer and with appropriate governance. Its initial board of
directors will be appointed by the employer, with the expectation that after
Majority Home Purchase (defined below), the home owners will elect a significant
number of HOA board members from among themselves.
4. On or before the start of development, the HOA will either (a) buy the site directly
from a third party, or (b) commit to buy the homes (and the site, if not bought by
the HOA at development start) at completion and bulk offtake based on a
“Development Agreement” to be signed between HOA and the third-party
developer.
5. Meanwhile, the employer on behalf of the HOA signs up individual qualifying
employee households (each, a “Qualified Home Buyer Applicant”) who (a) sign a
purchase and sale agreements (P&S) for individual Homes in the HOA, and (b) apply
and are approved for an EARN Loan in an amount needed to buy the Home17.
6. Construction begins and is completed consistent with the Development Agreement
and the Home Specifications, as approved by the HOA’s supervising architect.
7. A bulk closing is arranged under which all of the homes, and the site if not already
bought, are bought by the HOA, and the homes18 are sold, individually and
contemporaneously, to the qualifying home buyer applicants, most of whom will
use EARN Loan financing.
8. At the time each home is purchased, the new owner will gain a freehold right to the
home, subject to the master HOA agreement19.
9. After bulk offtake, the HOA will provide all HOA-level services, including security,
utilities, roads, rubbish, and common grounds maintenance. For this the HOA will
charge a monthly fee (“HOA Service Fee”) collectible at the same time and in the
AHI has not done legal review of Liberian law on HOAs; this would be a natural next step.
Buyer Applicants may also be required to put up a deposit/ down payment. This is a detail to be
worked out as part of the financial analysis and Site feasibility to be undertaken in a next phase if it proceeds.
18 By far the cleanest bulk offtake occurs when 100% of the Homes are on-sold at the initial closing, but if the Employer is
willing to inventory some of the Homes pending Qualifying Home Buyer Applicant completion, the transaction structure
can work with a majority of the Homes on-sold, and the other Homes held ‘in inventory’ by the HOA on behalf of the
Employer.
19 Alternatively, the HOA could own the Site
16

17 Qualifying Home
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same manner as the mortgage payment. Default on the HOA Service Fee will also
be a default on the EARN loan and mortgage.
The supply-side consequence. The developer achieves bulk offtake. Employer acts as
development-period counterparty, exiting from the risk role after bulk offtake. Employees
will own their homes and be able to improve, refinance, or sell them just like pure freehold
ownership. Community cohesion is maintained under the HOA rules. The HOA becomes a
property manager or facilities manager; this is not unlike corporate-campus facilities
management and can be done in-house or a professional FMO or property company can be
hired.
On a default/ foreclosure, the HOA will be the entity repurchasing the defaulted home.
This dovetails with the EARN Loan provisions that protect lenders at EARN Loan maturity
or inability to refinance.
5.2

Demand side intervention

Create a longer-tenor lower-rate loan to the customer EARN that has a variable interest
rate that resets every 3 years based on an index; have the employer guarantee two things:
1. Rate reset protection. Employer will pay any increase in debt service payment
arising solely from rate-reset increases.
2. Collateral protection at mortgage balloon (maturity). If by year 10 either (i) the
borrower has not prepaid the loan or (ii) the borrower is unable to refinance the loan
in the marketplace, then employer will buy the loan/ mortgage from the bank at par.
The consequence. Banks will be able to make variable-rate loans (e.g. rate reset every 3
years) with longer amortization periods (e.g. 25 years). Whereas a 14.5%, 10-year
amortization loan has a constant of 18.99%, the EARN (version 3) loan would be 10.5%, 25year amortization, 10-year balloon, with a debt service constant of 11.33%, 40% lower. The
same worker family who could afford only a $10,000 house with a conventional loan would
be able with an EARN loan to afford a house costing $16,800.
Version 1 of EARN shows a less aggressive rate with a spread of 3.5% and a term of 15
years. Even under these less ambitious terms the debt service constant decreases from
18.99% to 14.02%. The graph below shows the effect of a program offering these various
guarantees.
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Table 8: Three scenarios for EARN’s Affordability Impact

Today
Safe rate
Spread
Rate (safe rate + spread)
Term
Maturity
Payments/ year
Constant payment
Constant per year
Annual income needed to afford
$ 10,000.00
house at

EARN v1

8.00%
6.50%
14.50%

8.00%
3.50%
11.50%
15
10
12
1.17%
14.02%

10
12

40%

10
12
1.58%
18.99%
$ 4,700.00

$ 3,500.00

EARN v2
8.00%
3.00%
11.00%
20
10
12
1.03%
12.39%
$ 3,100.00

EARN v3
8.00%
2.50%
10.50%
25
10
12
0.94%
11.33%
$ 2,800.00

Estimated Effective Demand Increase
Combining both these interventions on the supply and demand sides enables housing
affordability and thus increase the effective demand.
With the application of the most aggressive intervention listed above (version 3) the annual
income needed to afford a house is brought down from US$4,700 to US$ 2,800. Assuming
that the housing will target households with several individuals working for the same
employer, the annual income needed per earner becomes US$ 1,400 making the houses
affordable to almost all employees in the private sector and expanding affordability in the
public sector, approximately between 10,000 and 12,000 employees in total. The
implementation of the EARN program could represent affordability for 7,000 employees.
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6

Brief History of Liberian State Support to the Housing Sector

Housing supply has never been a priority in Liberia apart from a short period in the late
1970s when the government set up the now defunct Housing and Savings Bank which
provided mortgages to a number of individuals and the NHA which built a number of
estates. The idea of housing being an integral part of economic development and the
setting up of enabling strategies to allow housing supply to flourish appears to have bypassed Liberian policy-making (Tipple 2013).
NHA was created in 1962 to generate formal housing for low-income households. However,
the NHA has since mostly focused on providing housing for formal sector workers and civil
servants. As city growth exceeded the ability of local resources to build and provide
services for all, NHA had to shift its mission towards the provision of basic infrastructure
services to low-income areas while continuing to develop housing for middle-income
households who could pay the rents.
The NHA has a poor capacity to fill its mandate and is unable to compete with the largescale developers serving the middle class (above US$25,000 per dwelling). It suffers from
low outreach toward the majority low-income households (who need housing solutions
costing US$10,000 or so and below). Even though NHA has appreciable land reserves, it is
unable to recruit investment partners to develop on the land due to the lack of access to
finance20 by low-income home-buyers and the lack of resources to provide sites and
services infrastructure.
Because housing finance is not routinely available to its middle-class clientele, NHA is
having to focus its energies on developing mortgages for its customers. This diverts its
attention from the promotion of housing and drives its human resources profile towards
banking issues. So, discourses of how to make rent-to-buy work with seasonal incomes
dominate over promoting housing supply cheap enough for the majority (Tipple, 2013). As
of 2013 the NHA had only built 1,604 low-income housing units since its creation with a
long period of inactivity between 1986 and 2011. The NHA has the goal to develop 5,000
new houses from 2012 to 2017 through public private partnerships according to the
Program for the Construction of 5,000 Affordable Units.

20 Though NHA’s

primary purpose is to be a developer, it has had to focus on creating affordable housing finance schemes
in order to ensure offtake.
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Table 9: NHA’s investment in low-cost housing, 1962 to 2012 21

Date
1962
1973/74
1975/79
1976/77
1978/79
1978-80
1980
1982-86
2011/12
2011/12
2011/12
2011/12

New Kru Town
Amilcar Cabral
Stephen A. Tolbert
E.J. Goodridge
New Georgia
Old Matadi
West Point
New Matadi
Buchanan
Voinjama
Sanniquellie
Brewerville
Total
Mean cost per dwelling (US$)

Total no. of dwellings
25
72
442
604
263
191
32
72
10
10
10
58
1,604

Estimated cost (US$)
125,000
1,117,782
7,598,682
9,385,315
1,852,798
11,732,600
1,054,000
3,000,000
178,167
178,167
178,167
1,000,000
37,400,678
23,317

In 2012, the NHA developed a strategy to help in the promotion of housing. The NHA 5,000
Affordable Houses Program is the largest formal housing supply program in Liberia at
present. It was launched in 2012 and was supposed to target low-to-middle income earning
citizens. However, the beneficiaries of the program are more likely to be high on the
national income scale.
Though the strategy was comprehensive23 and recommended changes to the financial
system, the only governmental action carried out has been the funding of US$10 million
from the Central Bank of Liberia (CBL) to the LBDI to promote affordable mortgages over
10 years.
The NHA is underfunded and has received only US$700,000 from the State for capital
investment between 2012 and 2013. In order to carry out the scheme the NHA relies on
approximately US$1.4 million in funding from the National Oil Company of Liberia
(NOCAL) and National Social Security and Welfare Corporation (NASSCORP) provided in
2011 and 2012. Since 2012 the NHA has been able to build around 200 houses with an
estimated 120 additional middle to upper income housing units built for sale by private
developers like Premier Homes24 and SINLIB.25
In 2016 the NHA launched the “Own Home Campaign” in partnership with NASSCORP and
the LBDI, as an attempt to develop housing finance and mortgages for its targeted
customers. In April 2016 NHA launched an awareness campaign to encourage Liberian
workers to purchase housing in new estates located in Ben Town, Margibi County, and
21UN-Habitat

Liberia Housing Profile 2014, Chapter 02, Page 22.
Affordable Housing Units, 2012
24 PREMIER HOMES Website
25 SINLIB Website
23 See NHA Program for the Construction of 5,000
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Gobah Town, Brewerville NASSCORP Estates. Three bedroom units cost US$20,000 and
are available through subsidized financing with a 20% down payment at 8% interest over 10
years by the LBDI26. NHA’s targets going forward are yet to be defined.

26

The Daily Observer (04/21/2016) ‘NHA Launches ‘Own home campaign’’ by Omar Jackson
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7

Housing Value Chain Analysis

AHI evaluated Liberia’s housing ecosystem and the ways in which it enables or disables the
production of affordable housing. A successful housing ecosystem arises when the supply
and demand side value chains operate effectively and at scale:
•
•

The supply side, resulting in the production of physical homes that people want to live
in.
The demand side, resulting in the ability of people to finance the purchase of a home,
either through borrowing or saving.

These value chains are each composed of eight interlinked and interdependent steps, as
per the graphic below.

The supply side, meaning the production of physical homes that people want to live in – a
culmination of the following steps along its value chain:
1.
2.
3.
4.
5.

Land: to identify, acquire and prepare land for physical development.
Trunk infrastructure: to connect site to trunk infrastructure.
Site layout: to plan location and program of site components.
Design: to configure and design project – units, buildings, landscape.
Risk assumption: to absorb potential risks and commit funds to project.
(Includes development finance, public-private partnerships, capital markets,
etc.)
6. Construction: to construct project.
7. Offtake: to occupy, sell, or allocate housing units.
8. Management: to run facilities, management and operations, and maintain
occupancy.
On the supply side have interviewed developers and Liberia’s Land Commission.
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The demand side, representing people’s ability to borrow money to finance the purchase
of a home. This value chain is comprised of:
1. Eligibility: to identify target market and determine who is eligible to receive
housing product.
2. Application: to market potential applicants and solicit applications.
3. Subsidy: to secure commitment for subsidy.
4. Credit underwriting: to perform due diligence and select applicants.
5. Loan closing: to execute all legal documents.
6. Funding: to source additional loan funds.
7. Loan servicing: to collect payment of principal and interest from borrowers.
8. Enforcement: to mitigate risk of default, to mitigate loss if default occurs, and to
recover losses if default occurs.
Our analysis allowed us to identify the affordability of houses under current conditions.
Based on desk and in situ research we have developed a possible solution to substantially
increase affordability.
7.1

Liberia’s housing value chains

The housing ecosystem in Liberia is fragile and many weak links exist on both sides of the
housing value chain. The weak links are highlighted in red below:
Figure 7: : Liberia’s housing supply and demand value chains

7.1.1 Supply-side
The supply-side of Liberia’s housing value chain is weak. Before the introduction of the
5,000 houses program in 2013, the NHA only produced about 30 to 40 units annually and
approximately 1 700 low-income units were built between 1962 and 2013. The informal
sector remains the major supplier of housing in both rural and urban Liberia.
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The 5,000 houses program is to be phased over five years through a public-private
partnership framework. Private contractors will be responsible for the construction of the
houses and the infrastructure, while the NHA will ensure adequate funding for construction
and address potential capacity constraints by engaging experienced private housing
developers to be passed on to middle class home buyers in the form of less expensive
homes than the formal market can offer. The project targeted the following cities in 2014:
Kakata, Tubmanburg and Sanniquellie. The minimum prices for two-bedroom and threebedroom units on the formal market are US$ 15,000 and US$ 20,000 respectively.
Outside of the NHA program, self-construction is the most significant part of the housing
sector. Houses are usually built by several contractors over time, construction materials are
often provided by the customer who at the same time performs the unintended role of
developer. This development informality and lack of regulation capacity is characterized by
the incremental27, self-financing nature of the project; this flexibility in the development
process usually provides families with time to save and the availability of a ground floor
that can be leased or sold but deprives them of a structurally safe and well-designed living
space.
Half of Liberian households in urban areas own their accommodation,28 most of them
represent a room within a house. This percentage is relatively high for West Africa. The
predominant living arrangement is multi-family housing. Families and individuals share
amenities to a house of 4 to 6 rooms. There are apartment blocks but mainly occupied by
expatriates who can afford very high rentals.
The key challenges along the supply-side value chain include:
• Complexity of the land tenure regime and lack of proper land registry system. For
now, customary and formal systems coexist and the administration of these different
systems is dysfunctional. Land grabbing and conflicts are significant, partly because
of the nature of the land administration system (not right-based). However, there is a
reform undergoing to replace the current deed registration system by a formal land
registry and cadaster but significant funding gaps persist due to priority focus of the
Government of Liberia (GoL).
• Long and expensive deed registration process. Land transaction costs29 are really high
in Liberia and represent the main obstacle to land development.
• Lack of overall infrastructure planning and over-burdening of existing infrastructure
by war’s depredations and rapid urbanization. Many areas are unserviced and there

The completion of the house often takes a few years, depending on households’ cash-flow.
Core Welfare Indicators Questionnaire (CWIQ), in World Bank (2012a), Liberia Poverty Note: Tracking the Dimensions of
Poverty. Report No. 69979-LR, Washington DC, The World Bank, table 7.1.
29 According to the World Bank Doing Business Report, approximately 13% of land value
27

28
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•

•

•

tends to be little routine funding for maintenance and repairs of existing
infrastructure.
Building standards are not well established and there is a lack of technical assistance,
particularly for self-construction and informal housing. The 1958 Building Code for
Liberia is not easily available and in practice there is no building control. Besides,
getting a building permit remains a highly centralized process.
Power tariffs in Liberia are about the highest in the world at US$0.57 per kilowatt hour
and the Africa Infrastructure Country Diagnostic (AICD) infrastructure study on
Liberia suggests that this is even lower than the true cost of generating power, which
is put at US$0.77 per kilowatt hours.
The housing developer sector is still nascent and limited to small projects targeting
high-income households. Developers have difficulty accessing urban land and face
cost overrun incurred by the realization of trunk infrastructure and services. Besides,
there are very few development finance channels.

7.1.2 Demand-side
Liberia’s demand-side housing value chain is also facing profound challenges and its
production equally lags behind, especially for the low-income, informal sector.
The major programs in expanding housing finance in Liberia are led by the NHA. In order to
improve access to housing finance for low-income households in Liberia, the agency has
developed a National Plan (2013-2017) that includes interventions regarding housing
development finance, housing development policies and strategies, and town and city
planning. However, few elements of the plan were adopted.
The lack of long term funding in the banking system and - until recently - the lack of a legal
framework to support mortgage lending have hindered banks’ ability to provide mortgage
loans to households. Instead, they focus on short term lending and fee-based transactions.
Interest rates in Liberia are highly volatile and lending at long-term fixed rates is nearly
impossible without access to long-term funding.
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Figure 8: Lending interest rate fluctuations in Liberia (Source: World Bank, 2013)
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The LDBI is the only bank currently lending for long-term ventures in housing, including
mortgage finance for the upper income echelon. LBDI loans’ subsidized interest rate is 8%
but non-subsidized commercial banks’ interest rates range between 13% and 15%, even
though some banks offer preferential interest rates (3%) to their employees. The term of
the loans is 10 years and all of the banks require a 30% down payment. There is little data
on the microfinance sector in Liberia. There are 23 registered microfinance institutions,
regulated by the Microfinance Unit of the CBL. It enables them to operate through loans for
onward lending. In general, MFIs do not engage in housing micro-finance. Households
seeking to invest in their homes at this scale opt for consumer microcredits instead.
The table below showcases the main banks and microfinance institutions active in Liberia
as well as their products and rates.
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Figure 9: Level of Financial Intermediation in Liberia (Source: Ministry of Commerce of Liberia, 2013)

Overall, demand is high among low and middle-income borrowers, but the demand-side
value chain is struggling to meet the demand due to the following key challenges:
•
•

Incomes and consumption levels are still low. The average annual urban household
income in 2014 was US$ 2,41330.
Large informal sector. Though the informal sector was relatively small before the war,
the 14 year civil war slowed down productive activities in agriculture, industry and
manufacturing and unleashed mass migration of populations from rural to urban
centers. Consequently, unemployment rose from 50% to between 80% and 90% in all
sectors, except in public service. The near collapse of the formal sector and the
massive movement of displaced people into Monrovia and other urban centers during
the period of the civil war gave reason for entry into the informal sector. The
population of Monrovia, capital city of Liberia swelled from 450,000 in 1989 to 1.2
million in 2008. Majority of the Internally Displaced Persons (IDPs) that came to
Monrovia lacks the skills needed for urban employment. The most attractive activities
have therefore been those of the informal sector, which required little or no skill.

30 CAHF,

Africa Housing Yearbook, 2015.
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•
•

•

The secondary market is non-existent, thus there are limited long term funds for
housing finance lending.
Home financing is still widely inaccessible to low-income/informal populations.
Financial inclusion is still low among Liberian households in the bottom income
deciles – Liberia is ranked 98th out of 183 countries on the “getting credit” indicator in
the World Bank’s 2012 ‘Doing Business’ survey. Private banks are generally averse to
lending to low-income and informal populations, given the risks and their lack of
experience.
Non-performing loans are relatively high in Liberia compared to neighboring
countries and enforcement remains very difficult due to the poor land title system and
a slow judicial system.

Figure 10: Non-Performing Loans to Total Loans (%). Ghana, Sierra Leone and Liberia (Source: World Bank Open Data and Central Bank
of Liberia)
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8

Detailed value chain analysis

AHI has categorized information about Liberia’s housing sector along the supply and
demand side of the value chain. Each link is presented in detail below and includes a
description of the main stakeholders involved, the process undertaken and the key
challenges currently faced.
8.1

Supply side

Land

Stakeholders: Ministry of Internal Affairs (MIA), Ministry of Lands, Mines and Energy (MLME), Ministry of
Finance & Development Planning (MFDP).
Process: There are four exclusive categories of land ownership in Liberia: i) Public Land, ii) Government
Land, iii) Customary Land and, iv) Private Land, Protected Areas is a unique land use that cuts across and
may exist or be created within each of the four categories31.
Land can only be owned by Liberian citizens of negro descent, non-citizen missionary, educational and
other benevolent institutions, organized under Liberian law as sole proprietorship or a partnership which
ownership is entirely Liberian. No other kind of business can own land 32. All transactions with non-negro
property developers have to be done in the form of long term leases.
Ownership of private land must be proved through a duly probated and registered deed that shows a
proper chain of title from the original owner of the land. Public land ownership consists of competent
evidence of its acquisition by government through purchase, escheat, confiscation, gift or otherwise by
the fact that it is not currently used for present activities of government and is neither private land nor a
customary land. Proof of ownership for customary land is any present evidence including oral testimony
showing a verifiable longstanding relationship. Customary land ownership must by no circumstances be
denied merely because of a failure to produce documentary evidence of title.
The Ministry of Lands, Mines and Energy is the government organizations responsible for the
administrations of public, private and every aspect of land tenure, land reform, land registration, land
survey and land-use and planning33. The procedure to register land property34 consist of 10 procedures. In
total it takes an average of 44 days and it cost an average of 13% of the value of the property 35. Reforms
are underway to consolidate land administration into a new Land Agency,36 with a draft Act now before
the Legislature.
Any land sold or leased directly from the government to individuals and private entities must be through a
public competitive bidding process overseen by the government entity which manages land.
Land Rights Act, July 3, 2014.
Article 22, a.
33 USAID Land Tenure Liberia Profile
34 Even though the statistics shown here are drawn from the World Bank which methodology uses acquiring property by
and from corporations, there is not identify difference or procedures exclusively applied to corporations.
http://www.molme.gov.lr/others.php?&7d5f44532cbfc489b8db9e12e44eb820=NTMz
35 World Bank Doing Business Report 2016
36 Liberian Observer
31
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Key challenges:
• Missing cadastral maps and land documentation after the civil war resulted in abandoned land
and poor tenure security.
• Civil Law Court officials noted that about 85% of the cases that come before the Civil Law Court
are land disputes.
• Except for parts of the capital city Monrovia, there is still no cadastre nor cadastral survey
performed in Liberia, which represents a major impediment to land adjudication and
development.
• A total of 88,943 Land deeds have been processed (i.e., scanned into electronic database) of the
Center for National Documents, Records and Archives (CNDRA) and mainly for Montserrado
County but there is no reliable data on the total percentage of land titled.
• The paper-based (non-digital) Deed Registration system is unable to track land ownership,
leading to a higher risk of fraudulent documentation and land grab, 90% of civil court cases are
land related37.
• The National Archives do no check thoroughly on the authenticity of the land documents.
• Land is abundant and cheap, nevertheless, the registration process is slow and transaction costs
are very high.
• There are very few incentives to register land due to high tax liability38.
• The property registration system is inadequate to deal with population growth and rapid
developing cities and many of its content was destroyed during the civil war.
Trunk infrastructure
Process39: The Ministry of Lands, Mines and Energy (MLME), has overall responsibility for water resources
management and granting water permits. Within the ministry; the National Water Resource and
Sanitation Board (NWRSB) was created to coordinate all activities in water resource development,
reviewing of regulation and drafting of legislation and policy. The Board is not operating anymore but it
has not been formally dissolved. The Ministry of Public Works is responsible for waste management
infrastructure installation, management of storm-water drainage and construction of landfills. The
Ministry of Health and Social Welfare is mandated to make water quality assessments and set the
standards for domestic water supply. Local level services are delivered through the Division of
Environmental and Occupational Health (DEOH).
The National Water Supply and Sanitation Commission (NWSSC) acts as the service regulator and that
establishes measures and set standards for water quality, as well as, serving as a regulatory authority on
water and sanitation activities, and make policy decisions on water. It will also have responsibility for i)
promoting the rights of access to basic water supply and sanitation; ii) setting standards and norms for
consumer service standards; iii) regulating tariffs charged to consumers; iv) issuing Water Services
Provider Licenses; and v) promoting public-private partnerships. Municipalities have the overall
responsibility of ensuring clean and sanitary environmental conditions. They are responsible for sanitation
activities including the cleaning, collection and disposal of solid waste.
The Ministry of Finance & Development Planning is responsible for disbursement of government funds to
state owned corporations like LEC and LWSC whose operations do not generate sufficient revenue to

37 Morovia

City Corporation’s Slum Upgrading Initiative, Cities Alliance Project Output.( Cole, Henrietta)
residential building on improved land and up to 10% for unimproved land within city limits.
http://mofrevenue.gov.lr/content.php?sub=97&related=17&third=16&pg=tp
39 Liberia Housing Profile, UN-Habitat 2014
38 ½% for
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meet all their operation and maintenance, capital maintenance and loan repayments to stay in business.
88.6% and 62.6% of urban and rural population respectively have access to improved drinking water for
total of 75.6% national in 2015 achieving good progress from 62.4% in 2000. Only 16.9% of Liberians have
access to improved sanitation, 24.8% of urban household and 5.9% of rural households. This represents a
limited progress from the 13.1% national in 200040. Around 10% of urban residents and less than 2% of
rural residents currently have electricity access largely from self-generation with gasoline or diesel
generators. Data on the energy supply outside Monrovia are scarce. The amount and location of
households using solar PV systems in Liberia is unknown. According to the Rural and Renewable Energy
Agency of Liberia (RREA), there is no data on biogas or wind energy project identified in the country. Only
one small wind turbine has been noticed in Monrovia. Currently, there are no data on the number of
people using stand-alone diesel plants in the country41.
Key challenges:
• Power tariffs in Liberia are about the highest in the world at US$0.57 per kilowatt hour and the
Africa Infrastructure Country Diagnostic (AICD) infrastructure study on Liberia suggests that this
is even lower than the true cost of generating power, which is put at US$0.77 per kilowatt hours.
• Only about 6.9% of Liberia’s entire road network and about 39% of the primary road network
straddling the key growth corridors are paved.
• The government capacity to lead, coordinate and deliver services was severely damaged by civil
war, but is beginning to show improvement in a country-led process in service delivery but weak
and inadequate financing makes it difficult.
• Municipalities have budgetary deficiencies that limits their sanitation activities, bigger cities find
themselves helping smaller neighbors for free.
• Uncoordinated, project-based international partners that focus on urban areas.
• The amount of stakeholders with overlapping responsibilities and authorities makes the
bureaucratic process for delivery of services, longer and complicated.
• Due largely to expensive diesel production, Liberia has one of the highest public tariffs in the
world (in October 2012 $0.52/kWh). The general policy is that energy services should be provided
on a full cost-recovery basis to those who are able to pay and on a targeted subsidized basis to
those who can only afford to pay a portion of the cost. An 88 MW hydroelectric dam is expected to
come on stream by the first quarter of 2017.
• High rates of payment default for services renders expansion, quality provision and simple service
delivery inefficient.
Site layout
Stakeholders: Ministry of Public Works (MPW), Ministry of Planning and Economic Affairs, The National
Housing Authority (NHA), Municipalities, Private developers, Municipalities, Probate Court.
Process: The Ministry of Public Works, zoning division, has the responsibility of land use zoning. It takes
one day for the Land-Use Planning and Zoning Division to conduct an initial site plan and document.
Zoning permits are tied to construction permits. The whole process takes around 74 days and US$700, a
temporary permit is granted. Many private construction projects take place without following the official
guidelines42.
It is The Ministry of Internal Affairs responsibility to deal with land matters which involve interactions with

40 World Health Organization/UNICEF

data Joint Monitoring Program for water supply and sanitation. Follows the
progress towards the MDG target (Link)
41 Energypedia
42 World Bank Doing Business Report 2016
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traditional authorities over land as well as dealing with urban planning, the development of sites and
services and building and management of estates43. The planning machinery of Liberia provides for each
Ministry/Agency of government to develop its own plan which is coordinated by the Ministry of Finance &
Development Planning responsible for the formulation of a national plan.
There are few developers, the government tried to promote housing opportunities that could spark
growth through programs for affordable homes. Improvement in doing business environment and fiscal
incentives to encourage investments housing developments are needed for now, these development take
place in the peripheries of cities. The minimum size of a plot is 1,000 square meters. 44
Key challenges:
•
•

•
•
•

Urban development is chaotic, ad-hoc and unregulated. There is no urban development policy to
guide spatial growth and development.
There is very little and weak framework that governs housing. Each Ministry, Agency, Public
Corporation of government has mandates, but their efforts are poorly coordinated and
integrated.
The zoning law though enacted since 1947 (to regulate zoning in Liberia) has not been
implemented and the Building Code of 1958 has not been used45.
Zoning inspections rarely occurs.
The size of the plots allow the city to expand uncontrolled

Design
Stakeholders: Ministry of Public Works (MPW), The National Housing Authority (NHA) and private
developers.
Process: Design specifications are determined by developers based on the demand according to the
housing marketing survey and approval from the Ministry of Public Works. Most estates are generally 2-3
bedrooms with 1 ½ - 2 bathrooms. However, the majority of the houses in Liberia are self-built and do not
follow design specifications.
Some unique elements can be identified across the country and classified according to construction
materials in; mud and straw with thatched roofs found in rural areas; small tin roof wooden houses in
urban areas and those built with cement, concrete, stone and corrugated iron for the ceiling in urban
areas, particularly in Monrovia. The houses tend to be large and multi occupied rooms with a mean of 20
people in Monrovia and 10 in other urban areas46.
One of the first steps to obtaining a construction permit is to present architectural, structural and
mechanical drawings, but due to lack of adherence to the official guidelines, architectural services end up
being bypassed.
Key challenges:
• Most of the houses are self-built without the supervision of a professional architect resulting in
low quality houses.
• Information about building regulations, codes, or any regulation dealing with construction
permits are not easily accessible.
43 Liberia

Housing Profile, UN-Habitat 2014, p. 61
Housing Profile, UN-Habitat 2014
45 CAHF Housing Finance Yearbook 2015
46 CAHF Housing Finance Yearbook 2016
44 Liberia
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•
•

If one follows the due process, unscheduled mandatory inspections might occur during
construction but no final inspection is required.
No party is required to obtain insurance and there is no liability for structural flaws, creating no
incentives to hire a professional for the design.

Risk assumption
Stakeholders: Private developers, National Housing Authority (NHA), National Social Security and
Welfare Corporation (NASSCORP) and National Oil Company of Liberia (NOCAL).
Process: There are very few local developers in Liberia. Only three developers – public and private - have
emerged with any significant attempt to build housing estates over the past three years: 1) the National
Housing Authority, 2) Premier Joint Venture, and 3) Broad Cove Partners’ project: Ecohomes Liberia Inc.
(additional information on these below). However, other private companies are beginning to emerge in
the housing market, including Global Building Solutions and Real Estate Developers Inc., in response to
the current reconstruction drive and economic growth of the country, as well as the efforts of the
government in promoting investment opportunities.
1. The National Housing Authority has built less than 250 homes over the past three years. It is a
parastatal entity created in 1962 by the Government of Liberia to engage in public housing
development. Since its creation, less than 1,500 homes have been built, partly due to the absence of
housing finance in Liberia.
In 1972, the government established the National Housing and Savings Bank (NHSB) to provide
financing for housing construction, including making long term mortgage loans for home ownership.
In the 1980s, the NHSB provided some mortgage financing for individuals to build their own homes or
pay the NHA up front for the full selling price of the housing they built for sale. As there was no linkage
to the estate development activity of the National Housing Authority, this resulted in the low number
of houses built by the NHA. The NHSB later switched its emphasis into full-scale commercial banking
before being disbanded during the civil war.47
2. Premier Joint Venture (http://www.premierestatesliberia.com/) is a Joint Venture Operating Company
(JVOC) registered and incorporated in Liberia by S&H Property Developers Inc. of Monrovia, Liberia
(47.5%); Jupiter Construction Inc. of Connecticut, USA (37.5%) and Nusa Realty Corporation of
Monrovia (15%). S&H Developers, Inc. is a Liberian registered real estate development company
owned by the shareholders of AEP consultants, Inc. and Ecocon Inc. AEP Consultants, Inc. (AEP),
established in 1997, is one of the leading firms in Liberia that provide consultancy services in
Architecture, related Building Engineering and Construction Management services to private and
public sector institutional and non-institutional clients. Ecocon Inc. is one of the leading indigenous
building and civil works construction companies. NUSA Realty is a locally owned realty company.
Jupiter Construction LLC. was established as a Limited Liability Company within the State of
Connecticut, USA in February 2006. The primary objective of Jupiter Construction is to develop,
promote, and manage housing.
Premier JV aims to be a leading private real estate developer to provide high quality homes within
self-contained gated communities targeting middle-to-upper income home buyers. Premier
Developers secured 25 acres of land and are constructing a total of 80 middle to upper income homes.
They expect to secure an addition 200 acres to build low cost housing units in the near future.
3. Ecohomes Liberia Inc. is a Broad Cove Partners development is company formed by American
47 Liberia

Housing Profile, UN Habitat, p.67
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shareholders Broadcove Partners, Soros Economic Development Fund (SEDF) and minority Liberian
shareholders to develop a housing estate on 300-acres of land provided by the NHA in Schieffelin
Town on the Robertsfield Highway between Monrovia and Robert International Airport with loan
funding from OPIC. The company has failed to build more than 9 houses since 2012 in its first project,
which boasted the use of energy efficiency and locally produced construction materials. SEDF has
now agreed to divest its over 40% shareholding in the venture to Liberian shareholders who are now
trying to revitalize the project.
In addition to these three developers, various Lebanese and Fulani businessmen have also emerged in
Liberia’s real estate sector, as they routinely either bring in fresh funds from overseas networks or borrow
locally from banks to develop apartment buildings and bungalows for high-end rental clients.
Developers usually receive funding from local banks and overseas financial networks. As for subsidizing
the development of housing for low-income households, the NHA has the statutory legislative mandate to
build low cost housing and therefore receives limited amounts of GOL subsidies in the form of grants from
the central government, NASSCORP and other CSR funding providers like NOCAL, in order to keep the
selling prices of NHA houses low.
Currently, other developers rely on private banks to provide commercial and business loans. There are no
subsidies available to them other than the limited CBL/LBDI low interest rate loan funding from which
some have benefitted. For such bank loans, developers provide collateral and guarantees for their loans
and the repayment is based on the sale of the housing units for liquidation of the loan.
Key challenges:
• The contribution of private developers to housing provision is not significant because there are
very few development finance channels.
• There are not enough private developers willing to take the risks associated with the low-income
housing market, there is a small number at the top end with international partnership, and they
build very cheaply. Housing is not expensive in Liberia, incomes are too low.
Construction
Stakeholders: Ministry of Public Works (MPW), The National Housing Authority (NHA), Municipalities,
Private developers, Probate Court, Ministry of Finance & Development Planning
Process: To obtain a construction permit takes an average of 74 days and 22 procedures costing around
US$ 1,000, the quality of building regulation, controls during the construction and after, liability insurance
and the requirements for hiring certified professionals are very low comparing to Sub-Saharan Africa
according to the World Bank’s Doing Business Report 2016.
Construction is not a continuous process, it is affected by households’ irregular cash flow in the informal
sector and lack of access to finance for a large number of formal sector employees. Houses are built by
phases by different small-scale contractors, not always the same contractor finishes the work that was
started. The small formal sector is composed of foreign firms, either Lebanese-led or through partnership
between NHA and international contractors. Cement is locally produced with imported clinker making it
relatively expensive compared to locally produced alternative products, Chinese products are far cheaper
than local ones too.
Contractors depend on a small number of international real estate agents who advertise to the middle
class online, to market their units. There are a small amount of signs on roads but most of it is not formal
advertisement only word of mouth.
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Key challenges:
• Construction standards and regulations are too high, incompatible with reality and poorly
enforced, thus they are not respected.
• Local materials are not competitive against Chinese imports nor preferred to cement even if
cement is relatively more expensive.
Offtake
Stakeholders: Private developers, Households, Employers, NHA
Process: Developers are, in most cases, in charge of selling the housing units once the construction is
complete. In the private sector some major employers provide housing to their employees.
Key challenges:
• There are no particular partnerships between banks and private developers.
Management
Stakeholders: Tenants, homeowners, private developers.
Process: The developers are not responsible for the maintenance of the units once they are sold.
Households take on responsibility for maintenance upon purchase from private developer. There is an
absence of professionalized leasing and management systems.
Key challenges:
• There is no professional management industry. Homeowners and tenants are responsible for
maintenance.
• Insurance for households is lacking in Liberia, and this is mainly due to the informality of the
building process.

8.2

Demand side

Eligibility
Stakeholders: National Housing Authority (NHA), Liberia Bank for Development and Investment (LDBI),
Private Banks
Process:
Eligibility conditions to qualify for credit from any bank other than the Liberia Bank for Development and
Investment include:
a. Collateral valued at 25% more than the loan amount
b. Verifiable income
c. Income must be assigned to and domiciled with bank over tenure of loan
The Liberia Bank for Development and Investment (LDBI) lends long-term financing for housing, including
mortgage finance for higher income segments. LDBI has partnered with the NHA to negotiate a 10-year $10
million loan from the CBL (Central Bank of Liberia) Mortgage Stimulus Initiative so that it can offer 10-year
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mortgage finance at rates no higher than 8%, including all commissions and fees.
To qualify for a US$10,000 10-year loan, a minimum monthly household income of $450 is required;
repayments can be a maximum of one-third of income. For US$15,000 over ten years, $675 per month is
required.
In the NHA’s 5,000 Affordable Housing Units program, maximum loan amounts are US$10,000 to 15,000 for
low-income housing and US$16,000 to 35,000 for middle-income housing. In order to be eligible for
mortgage loans through the 5,000 Affordable Housing Units Program the applicant must: be employed with
a direct salary deposits or debt service payments to a bank account; have a positive history in the banking
system; have a minimum contribution of six months to the National Housing Trust Fund 48 (once it’s
established); be able to work for at least 20 more years; and earn a net household monthly income between
US$350 and US$ 1,250.
The program excludes potential buyers from the informal sector to keep the risk low.
Key challenges:
• The informal sector was relatively small before the war. The 14 years of civil war slowed down
productive activities in agriculture, industry and manufacturing and unleashed mass migration of
populations from rural to urban centers. Consequently, unemployment rose from 50% to between
80% and 90% in all sectors, except in public service. The near collapse of the formal sector and the
massive movement of displaced people into Monrovia and other urban centers during the period of
the civil war gave reason for entry into the informal sector. The population of Monrovia, capital city
of Liberia swelled from 450,000 in 1989 to 1.2 million in 2008. Majority of the Internally Displaced
Persons (IDPs) that came to Monrovia lacks the skills needed for urban employment. The most
attractive activities have therefore been those of the informal sector, which required little or no
skill.
• The majority of the population has little or no access to formal or informal credit to build housing.
Liberia is ranked 98th out of 183 countries on the “getting credit” indicator.
• A significant portion of the country’s population are in the informal sector.
Application
Stakeholders: National Housing Authority (NHA), private banks.
Process:
Promotions to market NHA housing are advertised via electronic media (radio, TV adds, talk show and
NHA’s website). Marketing is also advertised in print media.
The process to apply for NHA housing through sale or mortgage entails writing a letter of application stating
place of employment, monthly income, number of bedrooms needed, and desired location/estate;
submitting an application form; partaking in an interview; and providing a passport size photo and two
forms of identification.49 The NHA is experimenting with a 10-year rent-to-own financing arrangement with
estates, for tenants with non-verifiable income.
An LBDI 10 year mortgage requires the following:
• Two passport size photos
• 2 forms of legal identifications
48 The National Housing Trust

Fund (NHTF) is a government social plan proposal. Every formal employee could contribute
2.5% of their salary with matching payments from employers. By contributing for six months a workers become eligible
for mortgage loans of up to three times their annual income. (Liberia Housing Profile UN-Habitat 2014)
49 http://www.eliberia.gov.lr/services/housing
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•
•
•
•
•
•
•
•
•
•

3 months’ pay stubs
Signed letter from employer that includes salary, allowances and employment status
Business license and audited financial statement, if relevant.
Tax clearance
Bank statement verifying income
Copy of land deed
Valuation appraisal and GPS reading of plot – after pre-approval
MPW and EPA permit (if available)
Drawing and BoQ of property (if available)
Photograph of property

Key challenges:
• LBDI funding applicants face challenges in assembling all the documentation necessary, such as the
difficulty of validating a land deed. The system is not automated and the deed might have been
borrowed against already, and forged land deeds is a common issue. Other problems include
duplicative addresses, verification of self-employment income, and the cost of acquiring a valuation
appraisal and GPS reading.
• Documentation for the mortgages should take 30 days but it usually takes longer, given the
difficulty of collecting all the necessary paperwork for application.
• Marketing programs are limited.
• Steep requirements from banks discourage population from applying to loans.
• Bank offices may be inaccessible to low‐income/informal population due to location and hours.
• It is hard for clients to choose a product, and complete their applications without assistance or clear
guidelines.
Subsidy
Stakeholders: Central Bank of Liberia, LBDI
Process:
The CBL Mortgage Stimulus Initiative which provided long-term (10-year) funds to the LBDI in the amount
of US$10 million ensures mortgage-related lending at subsidized rates of 8% or lower in an effort to
increase access to housing finance. This below-market interest rate (versus market rates of 12-14% plus
other fees) on mortgage loans funded by the Central Bank of Liberia via LBDI bank is the only other subsidy
currently available for home owners taking mortgage loans.
Key challenges:
This stimulus package only finances a small portion of housing finance needs.
Credit underwriting
Stakeholders: Private Banks
Process:
Credit reporting is very weak. According to 2016 World Bank’s Doing Business Report, Liberia has no
coverage, scope or accessibility of credit information available through either a public or a private credit
bureau, and only 1.8% of individuals and firms have a borrowing history of at least 5 years in a public
registry. Liberia has a strong legal system with respect to collateral and bankruptcy laws that protect the
rights of borrowers and lenders, making it easier for both to safely engage in a credit relationship, Liberia
obtained a score of 8 (out of 12) on the strength of legal rights index on the World Bank Doing Business

By: Affordable Housing Institute

May 2017

40

Liberia: Employer-Assisted Housing Feasibility Study

Report.
For LBDI loans income is verified through pay stubs, an employer letter verifying employment status and
salary, and bank confirmation of the veracity of the letter by contacting the employer. If self-employed, the
applicant’s business license is required, as well as, audited financial statements.
The proposed National Housing Trust Fund could provide backing for a pilot credit guarantee scheme, in
which contributors to the scheme for a minimum of six months would be eligible for mortgage loans
provided they meet other criteria.
There are currently no mortgage loan processes in place for workers in the informal sector. This is due to the
fact that they are not able to meet the verifiable income criteria for underwriting loans.
Although data is scarce is on the microfinance sector, microfinance and informal finance play an important
role in the economy. Providers of microfinance include commercial banks, private microfinance institutions,
NGOs, credit unions, and other informal providers. Microfinance institutions do make very minor loans for
general business purposes. The bulk of loans are made to women and mainly for small business and petty
trading.50 However, providers of microfinance, including leading providers Access Bank and BRAC, do not
offer micro-mortgage loans.
The CBL credit reference system and the collateral registry are also aiding banks during their credit
underwriting processes to ensure they hold quality loans on their books.
Key challenges:
• The lack of historical distributed, positive or negative data on both firms and individuals’ credit
behavior makes risk assessment a harder/riskier task for lenders and inconveniently long process for
borrowers.
• Private Banks do not work with informal population.
• Low-to-middle income families struggle with outstanding short term debt disqualifying them from
mortgages
Loan closing
Stakeholders: Private banks, NHA
Process:
As part of the NHA 5,000 Affordable Housing Units program, the house is the collateral for the loan, which is
endorsed by a spouse’s signature. In addition, a life insurance plan must be entered with a lien for the cost of
the dwelling in favor of the bank, and employment terminal benefits must also form part of the pledge to
repay.
The NHA only has a mortgage relationship with the Liberian Bank for Development & Investment (LBDI),
which is the only bank currently approved by the GOL to offer mortgage loans/finance (10 years at 8 %).
NHA relationships with other private banks are limited to savings, checking and escrow accounts.
Key challenges:
• Many women are denied access to a loan, as they commonly do not own the property.
Funding

50 http://www.afdb.org/fileadmin/uploads/afdb/Documents/Project-and-Operations/Impacting_West_Africa-

_Transforming_People%E2%80%99s_lives_in_Liberia_through_Microfinance_-_Issue_1.pdf
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Stakeholders: CBL, Private Banks, National Social Security Corporation (NASSCORP), National Oil
Company of Liberia (NOCAL), NHA
Process:
Shelter Afrique finances the NHA 5,000 affordable houses program’s provision of US$29.2 million to three
commercial banks for long term lending to eligible Liberians. The government encourages the private sector
to enter into PPPs for financing affordable homes for their employees. Such companies include Arcelor
Mital, Putu Iron Ore Mining, and Golden Veroleum.
As already discussed, the CBL provides long-term funding to the LBDI for mortgage-related lending through
its Mortgage Stimulus Initiative of US$10 million, though its reach is limited.
The NHA is seeking a Housing Sector Line of Credit from the African Development Bank. For long term
funding for mortgage lending, the NHA has proposed the establishment of a National Housing Trust Fund
into which each formally employed worker will be required to make a monthly contribution of 2.5% of their
monthly income. The balance would accrue interest and can be refunded to the contributor as a pension
fund unless they have obtained a housing loan from it. Matching payments would be made by banks and
other financial institutions, insurance companies, government, and employers.
The NHA has proposed that mortgage risk is shared among many institutions (Ministry of Finance &
Development Planning, Central bank, major employers, and donors) until foreclosures or other measures
can be imposed on defaulting borrowers.
Key challenges:
• Secondary market is non-existent, thus there are limited long term funds for housing finance
lending.
• Current and prospective financing still does not sufficiently cover the country’s housing financing
needs.
• GoL has not been able to prioritize the Housing Sector as a key driver of economic growth. Many of
the reforms proposed were not implemented. The rationale given is that GoL does not have
adequate financial resources to focus on all sectors and therefore it has focused on the provision of
electric power, development of ports and airport facilities, and expanded the country's road
network.
Enforcement
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Stakeholders: Private Banks, NHA
Process:
Banks can recover assets subject to loan defaults in a 90-day process under the Commercial Code.
As part of its bank reform program, the CBL held consultative meetings with the Liberia Bankers
Association (in 2009) with the view to recommending to the Government the need to fast‐track the
establishment of a commercial court that would expeditiously enforce financial contracts, which will help
curb the high non‐performing loans in the banking sector and eventually lead to a change in the credit
culture of some debtors. In furtherance of good corporate governance, the CBL amended several
regulations governing the operations of commercial banks based on results of both off‐site and on‐site
inspections.51
The Commercial Court and the Commercial Code were passed into law in 2010. However, despite these
measures being put in place, Liberia's ranking in the area of enforcement of contracts is relatively low
compared to other countries in the world.52
According to the World Bank Doing Business Survey, the time it takes to litigate contract enforcement cases
in Liberia is about 3.5 years.
Key challenges:
• Some defaulters use the judicial process to further delay matters, which constrains banks’ liquidity.
• The ‘shadow’ costs in contract enforcement are high.

51

http://fic.wharton.upenn.edu/fic/africa/Liberia%20Final%20_2_.pdf (see p. 10)

52 http://www.doingbusiness.org/data/exploretopics/enforcing-contracts
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