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Calculated on the basis of 
its share of total 
construction gross value 
added, then housing 
construction would have 
supported around 
651 000 work 
opportunities in Q3 of 
2017. 

A large proportion of self-
employed construction 
activity and unpaid 
household workers, is 
also engaged in housing 
construction.  

It is therefore 
possible that 

employment in 
housing construction 

approached 
1 144 000 in 2017. See Gardner, D, K Jeffries, and J Pienaar (2020) Assessing Nigeria’s Affordable Housing Market. 

http://housingfinanceafrica.org/documents/assessing-nigerias-affordable-housing-market/

http://housingfinanceafrica.org/documents/assessing-nigerias-affordable-housing-market/


Job creation data for the 
rental sector is very poor 
and suggests a gross 
undercount.  We can 
expect also high numbers 
of people who are 
supported by residential 
rental activity, but who 
aren’t reflected in formal 
employment figures. 

See Gardner, D, K Jeffries, and J Pienaar (2020) Assessing Nigeria’s Affordable Housing Market. 
http://housingfinanceafrica.org/documents/assessing-nigerias-affordable-housing-market/

In 2019, more Nigerians 
rented their housing than 
owned it.

http://housingfinanceafrica.org/documents/assessing-nigerias-affordable-housing-market/


A Covid-19 response 
will need to address 
risk, recovery, and 

resilience in terms of 
both health & 

lockdown impacts

Thinking about Covid-19 and housing

Housing quality issues
• Access to water & sanitation
• Overcrowding
• Informal, inadequate structures

Household livelihood issues
• Security of tenure and title
• Declining income: capacity to pay rent / mortgage

Economic issues
• Rental income streams and 

sustainability of rental businesses
• Sustainability of home based 

enterprises
• Rising vacancies
• Mortgage default
• Declining demand for mortgages
• Depressed housing sector

Settlement issues
• Informal settlements
• Inner cities
• Residential dormitory settlements / transport & distribution 

networks: access to food, livelihoods & healthcare

• Households face:
• Health issues: poor access to water & sanitation, limited access to healthcare services; overcrowding in the home
• Financial issues: declining capacity to pay rent and mortgage payments, to buy food, to pay school fees, etc.
• Resilience issues: savings are being depleted; stigma

• Businesses (landlords, lenders, housing developers, contractors, etc. both large and small scale) face:
• Capacity issues: potential impact when workforce cannot come to work – whether for health or lockdown
• Sustainability issues: difficulty to persist with increasing non-payment
• Growth issues: inability to grow given depressed demand-side

• Cities and governments face:
• Declining revenues as property owners (businesses, landlords, residents) struggle to meet their obligations
• Constrained national fiscus, decrease in conditional grants
• Over time, declining rates base as property values fall
• Rising financial obligations and operational pressures to address vulnerable housing circumstances
• Failing areas, and rental institutions, where household risk is particularly high (i.e. inner cities) 
• The consequences of extraordinary measures and having to get back to normal 

Cut in 
prime 

interest 
rate: a 
silver 

lining?

1. Health impact: risk of infection, 
constraints in managing infection, stigma

2. Lockdown impact: declining 
livelihoods, economic impact, mental health



Covid-19 and housing: potential responses

Addressing RISK Ensuring RESILIENCEStimulating RECOVERY

Access to adequate housing

• Housing quality: affordable housing, 
informal settlement upgrading & 
infrastructure investment and 
housing microfinance 

• Housing mobility: affordable rental 

http://housingfinanceafrica.org/resources/year
book/

Housing as the key to unlocking 
productivity growth, job creation, 

and private investment

http://housingfinanceafrica.org/documents/assessi
ng-nigerias-affordable-housing-market/

Housing as an asset

http://housingfinanceafrica.org/documents/fra
ming-concept-understanding-the-housing-
asset/

The house as a private asset  | Housing sector as a national asset
Social asset | a place in the settlement, 
an address, effective citizenship

Economic growth & job 
creation | backwards and 
forward linkages, impact of 
housing on the economy
See Gardner, D (2018) 
http://housingfinanceafrica.org/projects/housing-and-the-
economy/

Financial intermediation | financial sector 
development, and opportunities for domestic 
capital investment See http://housingfinanceafrica.org/documents/bringing-life-to-mortgage-markets-in-south-africa/

Work by Illana Melzer & Claire Hayworth 71point4 

Financial asset | can 
be traded for money 
and can be used as 
security against a loan
See http://housingfinanceafrica.org/projects/transaction-support-centre/

Economic (income-earning) 
asset | part of a household’s 
economic strategy – backyard 
landlordism or home based 
entrepreneurialism
See http://housingfinanceafrica.org/projects/housing-
entrepreneurs/ Work by Shisaka Development Management 
Services

Sustainable human 
settlements | integrated 
with functioning local 
economies
See http://housingfinanceafrica.org/documents/city-
reports-cape-town-ethekwini-manguang/

http://housingfinanceafrica.org/resources/yearbook/
http://housingfinanceafrica.org/documents/assessing-nigerias-affordable-housing-market/
http://housingfinanceafrica.org/documents/framing-concept-understanding-the-housing-asset/


Housing investment 
reframed in this new context

Risk ResilienceRecovery

Stimulate investment in new 
housing supply to address risk
• New construction of affordable housing
• Focus on new rental models: inner city and 

backyard
• Financing systems for informal settlement 

upgrading
• Special attention to climate responsive 

housing

Explicit attention to market failure 
that has undermined access to 
housing for low income earners
• Diversity of suppliers: large and small scale
• Diversity of housing tenures: rental is critical
• Functioning residential resale markets
• Climate relevant interventions that 

recognise the risks poor people face

Prioritise housing as a key private 
sector development strategy for 
unlocking domestic productivity 
growth and private investment

• Domestic supply of primary, secondary 
and tertiary sector goods and services

• Functioning rental markets to support 
access to adequate housing, inner city 
regeneration, and city revenue streams

• Affordable finance to enable household 
& contractor investment into quality 
housing suppy

• Small scale supply & rental sector to 
support recovery of household level 
income streams

Ensure the realisation of housing as 
an asset through investments that:

• Secure land rights, to enable better 
access to the asset potential of 
housing:
• Leveragability
• Secure shelter

• Enable the growth of home based 
enterprises and small scale 
landlordism (also has particular 
benefit for women)

• Protect households against climate 
risk through the development of 
climate responsive housing

Enable investment through careful articulation of the risk and resilience issues, and the recovery opportunities, through targeted research, 
data collection and market analytics that are attentive to gender, climate, rental, and housing investment. 



See Gardner, D, K Jeffries, and J Pienaar (2020) Assessing Nigeria’s Affordable Housing Market. 

http://housingfinanceafrica.org/documents/assessing-nigerias-affordable-housing-market/

About 6.5m urban 
households earn 

between PPP$1 000 –
PPP$3,000 per month, 

meaning that their 
housing affordability is 

realistically for 
housing products 
costing between 
₦2- ₦5 million. 

Increased housing

investment will stimulate

economic growth and

contribute towards 

recovery from both the 

health and economic 

impacts and implications 

of Covid-19, for both 

households & the nation.

http://housingfinanceafrica.org/documents/assessing-nigerias-affordable-housing-market/


Covid-19 relevant work by CAHF &

Covid-19 and 
housing: strategies 
for resilience in 
South Africa 
(11 May 2020)

http://housingfinanc
eafrica.org/docume
nts/covid-and-
housing-strategies-
for-resilience-in-
south-africa/

Unpacking the 
potential impact of 
Covid-19 pandemic 
on the South African 
economy and the 
housing sector
(24 April 2020)
http://housingfinanc
eafrica.org/documen
ts/unpacking-the-
potential-impact-of-
the-covid-19-
pandemic-on-the-
south-african-
economy-and-the-
housing-sector/

State of disaster: 
what is Covid-19 
teaching us about 
housing in Africa?
(22 April 2020)

http://housingfina
nceafrica.org/doc
uments/state-of-
disaster-what-is-
covid-19-
teaching-us-
about-housing-in-
africa/

Stay home: what 
does Covid-19 
mean for 
affordable housing 
in Africa?
(30 March 2020)

http://housingfina
nceafrica.org/docu
ments/stay-home-
what-does-covid-
19-mean-for-
affordable-
housing-in-africa//

LAV People Centered 
Slum Upgrading: South 
Africa and LAC 
Exchange

1st session: 7 May 2020
2nd session: 11 June 2020

Approaches to informal 
settlement upgrading in 
a Covid-19 era

Forthcoming: AUHF 
report on member 
perspectives on the 
Covid-19 pandemic

Nigerian housing 
sector responses to 
the COVID-19 
pandemic
(19 May 2020) 

http://housingfinanc
eafrica.org/docume
nts/nigerian-
housing-sector-
responses-to-the-
covid-19-pandemic-
nigeria-mortgage-
refinance-company/
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