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Africa’s housing finance sector has been going through considerable
growth and change over the past decade, responding to the
broader economic growth opportunities in many countries on the
continent, as well as to the pressures of rapid urbanisation.
Historically, housing has been mostly a personal exercise – households
themselves, whether wealthy or poor have constructed the majority
of housing on the continent. This is now changing, and over the past
ten years, developers have been moving in to build housing, and
housing finance systems are reconfiguring themselves accordingly.
Mortgage markets are also slowly developing, and as economic
frameworks improve, investors are starting to look in this direction.
This is important – we need the scale. While the focus has been
on the high value market, it is increasingly the case that investors,
developers and financiers are starting to recognise the potential of
the affordable housing market – the African middle-class – and are
responding with products and services tailored specifically to this
opportunity. With improving data and information, investors and
policy makers can better and more precisely target their interventions.
This year, we are seeing more than ever before, entrepreneurs,
investors, financiers, developers and other participants in the housing
value chain, play their part with a pragmatism and perseverance that
clearly indicates their commitment to the long haul, and their
recognition of the opportunities this provides. The housing sector in
Africa is making its mark, and there are great opportunities going
into the future.

About this publication
This is the fifth edition of the Housing Finance in Africa yearbook. Since last year, we have added three country profiles bringing the total to 43 country
profiles and four regional profiles. We have again sought out new data sources, and rethought our approach to the affordability triangles. We have been
monitoring the news so that this yearbook reflects the mood and temperature of housing finance markets on the African continent in 2014.
The Yearbook is intended to provide housing finance practitioners, investors, researchers and government officials with a current update of practice and
developments in housing finance in Africa, reflecting the dynamic change and growth evident in the market. It is hoped that it will also highlight the
opportunities available for new initiatives, and help practitioners find one another as they strive to participate in the sector. While the general aim of the
Yearbook is to offer a broad overview of housing finance and housing development in Africa, special emphasis is placed on the key challenge of housing
affordability, and the critical need for housing products and finance that are explicitly targeted at the income profiles of the majority.
This has been a desktop study. Using the CAHF’s research as baseline material, further information on more recent developments was accessed from media
reports, journal articles and practitioner websites. In some cases, material was shared with in-country practitioners. Of course, the yearbook is not
comprehensive, neither in the scope of countries covered nor the data provided. It is intended as an introduction, with the hopes that the detail provided
will whet the appetite for more. The CAHF invites readers to provide comment and share their experiences on what they are doing in housing finance
in Africa.

Kecia Rust

Centre for Affordable Housing Finance in Africa
November 2014
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Lease to own programme, Algeria
Addis Ababa Housing Development Enterprise
African Capitalisation Fund, Malawi
Agence de Cession Immobilière (Land Development Agency), Mali
Amhara Credit & Savings Institution, Ethiopia
Arrêté de Consession Definitive, Cote d’Ivoire
Agence Française de Développement (French Development Agency)
African Development Bank
Africa Command, Djibouti
Agenda for Transformation, Liberia
Agence de Gestion des Travaux d’Intérêt Public, Benin
Agency for the Equipment of Urban Land (Agence d’Equipement
des Terrains Urbains), Togo
African Growth and Opportunity Act
AGOA
Amiscus Horizon company, The Gambia
AH
African Investment Bank
AIB
Arab Maghreb Union
AMU
National Land Development Agency, Mauritania
ANAT
Agency for Urban Rehabilitation, Tunisia
ARRU
Action pour la Solidarité et le Développement, DRC
ASODEV
Solidarity Actions of Support to Organisations Supporting Freedom,
ASSOAL
Cameroon
Automated teller machine
ATM
Bonds and derivatives exchange
BaDEx
Banco Africano de Investimento
BAI
BANCOBU Commercial Bank of Burundi
Banking Association of South Africa
BASE
Burundi Bank for Commerce and Investment
BBCI
Benin Development Bank
BBD
Botswana Building Society
BBS
Bank Credit Bujumbura, Burundi
BCB
Banque Commerciale du Congo
BCDC
Banque Centrale Des Etats de l’Afrique de l’Ouest
BCEAO
Banque pour le Commerce et l'Industrie – Mer Rouge, Dijoubiti
BCIMR
Central Bank of Mauritania
BCM
Bank Commerciale du Rwanda
BCR
Banque Centrale des États de l' Afrique de l'Ouest (Central Bank of
BCEAO
West African States)
Banque des Etats d’Afrique Centrale (Bank of Central African
BEAC
States), Cameroon
Banco Espirito Santo Angola
BESA
Banco de Fomento, Angola
BFA
Bank Financing and Management, Burundi
BGF
Benin Housing Bank
BHB
Housing Bank of Burkina Faso (Banque de l’Habitat du Burkina Faso
BHBF
Botswana Housing Corporation
BHC
Banque de l'Habitat du Mali (Mali Housing Bank)
BHM
Banque de l’Habitat du Rwanda (Rwanda Housing Bank)
BHR
Banque Internationale pour l’Afrique au Congo
BIAC
Banco Internacional de Crédito
BIC
Banque Internationale pour le Commerce, l’Industire et l’Agriculture
BICIA-B
du Burkina, Burkina Faso
Banque Internationale du Mali
BIM
Banque Indosuez Mer Rouge
BIMR
Arab Bank of Tunisia
BIAT
Bank for Innovation and Partnership, BIP
BIP
Banque de Kigali (Bank of Kigali), Rwanda
BK
National Bank for Economic Development, Burundi
BNDE
Building New Ground, South African housing programme
BNG
Banque Ouest Africaine de Développement (West African
BOAD
Development Bank)
Bank of Ghana
BoG
Bank of Mauritius
BoM
Bank of Namibia
BoN
AADL
AAHDE
ACF
ACI
ACSI
Adc
AFD
AfDB
AFRICOM
AFT
AGETIP
AGETU

Build, operate and transfer model
Bank of Tanzania
Bank of Zambia
Banco de Poupança e Crédito
Barrels-per-day
Bank of the Republic of Burundi
Banque Rwandaise de Développement (Rwanda Development
Bank)
Sahelo-Saharan Bank for Commerce and Investment, Benin
BSIC
Banco Totta Caixa Geral Angola
BTCGA
Togolese Development Bank
BTD
Banque Togolaise pour le Commerce et l’Industrie
BTCI
Tunisian stock exchange
BVMT
Central African Building Society, Zimbabwe
CABS
CAMCCUL Cameroon Cooperative Credit Union League
Savings and Cooperative Union, Mauritania
CAPEC
Central African Republic
CAR
Construction and Business Bank, Ethiopia
CBB
Central Bank of Egypt
CBE
Commercial Bank of Eritrea
CBE
Commercial Bank of Ethiopia
CBE
Central Bank of The Gambia
CBG
Central Bank of Lesotho
CBL
Central Bank of Liberia
CBL
Central Bank Rate
CBR
Centre for Community Initiatives, Tanzania
CCI
Centre for Housing Construction (Centre de la Construction et du
CCL
Logement), Togo
Centre for Community Organisation and Development, Malawi
CCODE
Compte de Mobilisation pour l’Habitat, Cote d’Ivoire
CDMH
Crédit du Niger (a commercial bank in Niger)
CDN
City Development Strategy
CDS
Centre for the Management of Cities (Le Centre de Gestion des
CEGECI
Cités)
Communauté Économique et Monétaire de l'Afrique Centrale
CEMAC
(Economic and Monetary Community of Central Africa, EMCCA)
Centre for Financial Regulation and Inclusion
CENFRI
CEN-SAD Community of Sahelo-Saharan states
Communauté Financière Africaine (currency in West Africa)
CFA
Consultative Group to Assist the Poor
CGAP
Climate Investment Fund, Madagascar
CIF
Common Monetary Area
CMA
Crédit Mutuel de Centrafrique
CMCA
Couverture Maladie Universelle (universal health coverage)
CMU
Caisse Nationale d'Epargne et de Crédit de Djibouti
CNEC
Savings and Loans Bank, Tunisia
CNEL
Caisse National d’ Épargne de Prévoyance (National Savings and
CNEP
Providence Fund – one of the state-owned banks), Algeria
National Social Security Fund, Togo
CNSS
Confederation Nigerienne du Travail
CNT
Central African Banking Commission, Cameroon
COBAC
Certificate of Occupancy, Nigeria
CofO
COMESA Common Market for Eastern and Southern Africa
Comprehensive Peace Agreement, South Sudan
CPA
Caisse Populaire d'Epargne et de Crédit, Dijibouti
CPEC
Country Performance and Institutional Assessment, World Bank
CPIA
Credit Reference Bureau, Malawi and Zambia
CRB
Collateral replacement indemnity
CRI
Conseil Regional de l’epargne publique et des marches financiers
CREPMF
(Regional Council of Savings Public and Financial Markets)
Caisse Regionale de Refinancement Hypothecaire (regional
CRRH
Mortgage Refinance Fund), WAUEMU
Togolese Pension Fund
CRT
Construction technical assistance
CTA
BOT
BoT
BoZ
BPC
Bpd
BRB
BRD
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Development Finance Institution
Développement International Desjardins
Democratic Republic of Congo
Direito de Uso de Aproveitamento da Terra (right to use and
benefit from land), Mozambique
Elgin, Brown & Hamer, Namibia
EBH
Enquête Camerounaise auprès des Ménages, or Household survey,
ECAM
Cameroon
Enhanced Credit Facility
ECF
Encadrement des Constructions sociales et aménagement des
ECOSAT
terrrains, (Framework for social engineering and land management),
Burundi
Economic Community of West African States
ECOWAS
Egyptian Housing Finance Company
EHFC
Egyptian Mortgage Refinance Company
EMRC
Ecobank Micro Finance Institution, Sierra Leone
EMSL
Expanded Polystyrene
EPS
European Union
EU
Fonds d'Amenagement et d'Equipement Urbain (Urban
FAEU
Development and Equipment Fund), Burundi
Foreign direct investment
FDI
FECECAM Fédération des Caisses d’Epargne et de Crédit Agricole Mutuel
Federal Urban Poor
FEDEP
Fundo de Fomento de Habitação (Housing Promotion Fund),
FFH
Mozambique
Real Estate Development Guarantee Fund, Algeria
FGCMPI
Fonds de Garantie Hypothecaire du Mali, (Mali Mortgage Guarantee
FGHM
Fund)
Federal Housing Authority, Nigeria
FHA
Foundation for Rural Housing, Uganda
FHSE
Finance and Investment
FIP
Finance Linked Individual Subsidy Programme, South Africa
FLISP
Federal Mortgage Bank of Nigeria
FMBN
Nederlandse Financierings-Maatschappij voor Ontwikkelingslanden
FMO
(Netherlands Development Finance Company)
First National Bank
FNB
National Inclusive Finance Fund (Fonds National de la Finance
FNFI
Inclusive), Togo
National Microfinance Fund, Congo
FNM
FOGARIM Guarantee Fund for mortgages for low or seasonal income groups,
Morocco
Foreign exchange
Forex
Fund for the Promotion of Urban Housing, Burundi
FPHU
Financial Sector Charter, in South Africa and Namibia
FSC
Special Fund for Housing Development (Fonds Special de
FSDH
Developpement de l’Habitat), Togo
Fonds de Soutien à l’Habitat (Fund for housing support)
FSH
Financial Services Regulatory Authority
FSRA
Free Trade Area
FTA
Faîtière des Unités Coopératives d’Epargne et de Crédit, Togo
FUCEC
Fonds Africain de Garantie des Investissements Privés en Afrique de
GARI
l’Ouest
Gross domestic product
GDP
Ghana Home Loans
GHL
Government Institutions Pension Fund
GIPF
Deutsche Gessellschaft für Internationale Zusammenarbeit (German
GIZ
Society for International Cooperation)
Global Findex Global Financial Inclusion Database
Government Loan Scheme
GLS
Gross national income
GNI
Guernsey Overseas Aid Commission
GOAC
Groupe de Recherches et d’Échanges Technologiques, Mauritania
GRET
Global Real Estate Institute
GRI
Guarantee and Subsidy Fund, Egypt
GSF
Growth and Transformation Plan, Ethiopia
GTP
Housing and Commerce Bank of Eritrea
HCBE
Housing Finance Company, Seychelles
HCF
DFI
DID
DRC
DUAT

HAD
HDI
HFB
HFC
HFCU
HfH
HFHU
HFP
HIB
HMF
HOFINET
HSB
IAS
ICF
IDBZ
IFAD
IFC
IFRS
IDB
IHDP
HIS
IMF
INPS
INSS
IOR-ARC
IRS
ISKAN
KCB
KfW
KYC
LBDA
LDC
LFS
LHLDC
LIC
LIS
LISGIS
LNG
LOUAF
LPA
LPL
LSC
LTV
MCA
MCB
MDG
MDI
MFB
MFC
MFF
MFI
MFSDS
MHC
MHC
MHU
MSMEDF
MTSP
NACHU
NAPSA
NASSIT
NBFIRA
NBBL

Housing Development Agency, South Africa
Human Development Index
Housing Finance Bank, Uganda
Home Finance Company of the Gambia Limited
Housing Finance Company of Uganda
Habitat for Humanity
Habitat for Humanity, Uganda
Housing Finance Project
Housing and Infrastructure Board, Libya
Housing microfinance
Housing Finance Information Network
Housing and Savings Bank, Ethiopia
International Accounting Standards
Investment Climate Facility
Infrastructure Development Bank of Zimbabwe
International Fund for Agricultural Development
International Finance Corporation
International Financial Reporting Standards
Islamic Development Bank
Integrated Housing Development Programme, Ethiopia
International Housing Solutions
International Monetary Fund
National Institute of Social Welfare, Mali
National Social Security Institution, Burundi
Indian Ocean Rim Association for Regional Cooperation
Integrated Resort Scheme, Mauritius
National Land Development, Housing Development and Real Estate
Promotion and Management Corporation, Mauritania
Kenya Commercial Bank
Kreditanstalt für Wiederaufbau (German Reconstruction Loan
Corporation)
Know Your Customer, South Sudan
Liberian Bank for Development and Investment
Least developed country
Labour Force Survey, Liberia
Lesotho Housing and Land Development Corporation
Low income country
Lands Information system
Institute of Statistics and Geo-Information Services, Liberia
Liquefied Natural Gas
Loi d’Orientation sur l’Urbanisme et l’Aménagement Foncier, Niger
Commercial housing, Algeria
Public rental housing, Algeria
Land, Services and Citizenship, Ghana
Loan-to-value (ratio)
Millennium Challenge Account, Lesotho
Mauritius Commercial Bank
Millennium Development Goal
Microfinance Deposit-taking Institution
Microfinance Banks
Mortgage Finance Company
Mortgage Finance Fund
Microfinance Institution
Financial Sector Development Strategy 2013–2022, Mozambique
Malawi Housing Corporation
Mauritius Housing Company
Ministry of Housing and Urban Development, Algeria
Micro Small and Medium Enterprises Development Fund, Nigeria
Money Transfer Service Provider
National Cooperative Housing Union, Kenya
National Pension Scheme Authority, Zambia
National Social Security and Insurance Trust, Sierra Leone
Non-Banking Financial Institution Authority, Botswana
Norwegian Federation of Co-operative Housing Associations

NBE
NBS
NDP
NEF
NEMA
NGO
NHA
NHA
NHAG
NHC
NHDC
NHE
NHF
NHFC
NHP
NIESV
NMB
NMRC
NOCIBE
NPL
NREC
NSSF
NUCA
ODA
OHADA
OIBM
OMH
OPIC
PAGE
PAMF
PDES
PDU
PMC
PMI
PNEI
PPC
PPP
PPP
PRS
PSE
PSI
PTI
PUIUR
RCPB
REALL
REC
RECCU
REDAN
REIT
REPI
RHA
RHLF
RISDP
RNHC
RSSB
SACCO
SACu
SADC
SAPES
SARB
SBM
SBS
SEC
SDFN

National Bank of Ethiopia
New Building Society, Malawi
National Development Plan
National Empowerment Foundation, Mauritius
National Environmental Management Authority, Kenya
Non-governmental organisation
National Housing Agency, Zambia
National Housing Authority, Liberia
Namibian Housing Action Group
National Housing Corporation, Kenya and Tanzania
National Housing Development Company, Mauritius
National Housing Enterprise, Namibia
National Housing Fund, Nigeria
National Housing Finance Corporation
National Housing Programme, Egypt
Nigerian Institute of Estate Surveyors and Valuers
National Microfinance Bank, Tanzania
Nigerian Mortgage Refinance Corporation
Nouvelle Cimenterie du Bénin – NOCIBE)
Non-performing loan
National Real Estate Company
National Social and Security Fund, Uganda
New Urban Communities Authority, Egypt
Official development assistance
Organisation for the Harmonisation of Business Law in Africa
Opportunity International Bank of Malawi
Office Malien de l'Habitat (Mali Housing Agency)
Overseas Private Investment Corporation
Programme to Accelerate Growth and Employment, The Gambia
Première Agence de MicroFinance, Madagascar
Economic Social Development plan, Niger
Urban Development Programme, Mauritania
Property Management Corporation
Primary Mortgage Institution
National Pact for Industrial Emergence, Morocco
Pretoria Portland Cement
Purchasing power parity
Public-private partnership
Permanent Residence Scheme, Mauritius
Plan Sénégal Emergent
Policy support instrument
Payment-to-income ratio
Programme d'Urgence d'Infrastructures Urbaines, Cote d’Ivoire
Réseau des Caisses Populaires du Burkina
Real Equity for All (formerly Homeless International
Regional Economic Community
Renaissance Cooperative Credit Unions, Cameroon
Real Estate Development Association of Nigeria
Real Estate Investment Trust
Real Estate Price Index, Morocco
Rwanda Housing Authority
Rural Housing Loan Fund, South Africa
Regional Indicative Strategic Development Plan (SADC)
National Network of Inhabitants of Cameroon
Rwanda Social Security Board
Savings and Credit Co-operative
South African Customs Union
Southern African Development Community
Scheme to Attract Professionals for Emerging Sectors, Mauritius
South African Reserve Bank
State Bank of Mauritius
Swaziland Building Society
Securities and Exchange Commission, Ghana
Shack Dwellers Federation of Namibia

Shack / Slum Dwellers International
Societe d’Equipement des Terrains Urbains (Society of Urban Land
Equipment), Togo
Shack Dwellers Federation of Namibia
SFDN
Societe Generale de Banque au Burkina
SGBB
State Housing Company, Ghana
SHC
Seychelles Housing Development Corporation
SHDC
Self Help Housing Agency, Botswana
SHHA
Société Inter-Africaine de Banque, Togo
SIAB
Société Immobilière du Cameroun (Cameroon Real Estate
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Corporation)
Société Immobilière de Djibouti
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SIFMA-SA Societe Fonciere et Immobiliere du Mali
Single Housing Agency, Botswana
SiHA
Société Immobilière Publique (National Real Estate Company),
SIP
Burundi
Strategic Indicative Plan for the Organ (on Defence, Politics and
SIPO
Security) (SADC)
Société Immobilière Togolaise
SITO
State Bank of Mauritius
SMB
Savings and Micro-Credit Programme, Eritrea
SMCP
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SME
National Water Supply Company of Cameroon
SNEC
Syndicat National des Enseignants du Niger
SNEN
Swaziland National Housing Board
SNHB
Swazi Nation Land
SNL
SOCOGIM Société de Construction et de Gestion Immobilière, Benin
SOCOGIM Real Estate Construction and Management Company Mauritania
Société Financière Africaine de Crédit
SOFIA
SONIDEP Société Nigérienne Des Products Pétroliers
Société Nationale d’Urbanisme et de Construction Immobilière
SONUCI
Societé de Promotion Immobiliere, Mali
SPI
Scaling Up Renewable Energy in Low Income Countries
SREP
Programme, Madagascar
Société de Refinancement Hypothécaire (Mortgage Refinancing
SRH
Company), Algeria
Sub-Saharan Africa
SSA
Social Security Fund of Rwanda
SSFR
Social Security and Housing Finance Corporation, Gambia
SSHFC
Zhen Gwei Technique Congo
STZC
Targeted Intervention Programme for Employment and Economic
TIPEEG
Growth, Namibia
Trust Merchant Bank, DRC
TMB
Tanzania Mortgage Refinancing Company
TMRC
Togolese Sponsorship Corporation (Societe Togolaise de
PROM
Promotion)
United Arab Emirates
UAE
Union Economique de l’Afrique Central (Central African Economic
UEAC
Union)
West African Economic Monetary Union
UEMOA
United Nations
UN
United Nations Capital Development Fund
UNCDF
United Nations Centre for Human Settlements
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United Nations Development Programme
UNDP
United States of America
USA
United States Agency for International Development
USAID
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Union Togolaise de Banque
UTB
Value added tax
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West African Economic Monetary Union
WAEMU
West African Monetary Zone
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Women’s Housing Plan Initiative, Nigeria
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Zimbabwe Association of Microfinance Institutions
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Zambia National Building Society
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Overview
Africa’s housing finance sector has been going through considerable growth and change over the past decade, responding to the broader economic growth
opportunities in many countries on the continent, as well as to the pressures of rapid urbanisation. Historically, housing has been mostly a personal exercise –
households themselves, whether wealthy or poor have constructed the majority of housing on the continent. This is now changing, and over the past ten years,
developers have been moving in to build housing, and housing finance systems are reconfiguring themselves accordingly. Mortgage markets are also slowly developing,
and as economic frameworks improve, investors are starting to look in this direction.
This is important – we need the scale. While the focus has been on the high value market – it is increasingly the case that investors, developers and financiers are
starting to recognise the potential of the affordable housing market – the African middle-class – and are responding with products and services tailored specifically
to this opportunity.
As we look at the overall picture of housing finance in Africa this year, we can see increasing investment in residential property markets, from a wider array of players.
As these players gain experience, their sophistication in the market improves, and a value chain approach is emerging as the dominant method for addressing the
challenges in the market. Affordability challenges remain, but increasingly, housing sector stakeholders are engaging with these in creative and pragmatic ways,
addressing the need while maximising on the opportunities it provides.
Increasing investment in residential property
The investment opportunity in Africa has been top of mind for some time – a simple look at GDP growth figures over the last thirty years demonstrates Africa’s
rising potential in the mid 1990s with macro-economic reform, and then investment-led growth in the early 2000s. When the global financial crisis hit the world’s
economies in 2008, Africa’s economies demonstrated a resilience that surprised many, and shifted investor attention to this continent where high growth potential
from a low base offered attractive opportunities.
Investment driven growth, change of
policies, political changes and
private capital inﬂows in 2001-2004
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In a report considering the attractiveness of Africa as an investment destination, Ernst and Young notes that while Africa ranked eighth globally as an investment
destination in 2011, by 2014 it had risen to second place, behind North America. Almost three-quarters of respondents to the survey said that they believed that
investment conditions would improve further over the next three years.
This is not insignificant. In 2013, the value of foreign direct investment (FDI) in Africa increased by 12.9 percent, to US$52,6bn. Fifteen percent of this was in financial
services, and in that same year, the share of extractive sectors in FDI projects in Africa reached an all-time low. In the five years between 2007 and 2013, financial
services and technology, media and telecommunications remained the most favoured investment sectors, with over a third of FDI projects. The real estate, hospitality
and construction sector, in fifth place by number and comprising 8.6 percent of all FDI projects, was the second largest by value, involving 22.9 percent of all
investments. Between 2012 and 2013, FDI in this sector grew by 62.5 percent – the most significant positive change in FDI in any sector.
The incentive is obvious. Africa is the fastest urbanising region in the world, and its cities are increasingly feeling pressure as the supply of residential, commercial,
retail and industrial space lags demand. In the past, non-residential property sectors were favoured – these were seen to offer better margin, more efficient
transactions and generally better opportunities. Increasingly, however, a shift towards residential is recognising the dearth of housing opportunities not only for the
poor, but also for the low-middle income segments of the market, across the continent.
Various funds have emerged, specifically targeting residential real estate, and in 2014, a number of important investments are beginning to change the housing
investment landscape on the continent.

1

Shelter Afrique has been frequently reported in the press regarding investments that it has made across the continent in support of housing finance. The
announcements include a Euro 30 million five year bond to support its financing of housing projects in Southern and Western Africa, and a US$5 million loan
agreement with the French Development Agency, AfD, to provide wholesale finance into local microfinance banks providing loans for housing. Shelter Afrique
received a further US$20m facility from the African Development Bank to support small and medium enterprises in the real estate and construction sector. Focusing
on the development of Nigeria’s housing sector, Shelter Afrique has invested US$200m in partnership with the Real Estate Development Association of Nigeria
(REDAN), is working with the Federal Mortgage Bank of Nigeria, and has approved a US$10m development finance facility for WEMA Bank Nigeria Plc to focus
on affordable housing. A further US$200m has been invested in Uganda’s housing sector for a five-year project involving housing as well as social and economic
amenities, and a US$8 million loan has been extended to CBZ Bank in Zimbabwe, for the development of 1095 high density residential stands. Shelter Afrique
plans to issue a bond in the second quarter of 2015 in a local, West African denomination, to reduce its dependency on dollars.
The Pan African Housing Fund was established by Phatisa, a private equity firm based in South Africa, following its appointment by Shelter Afrique in 2011. It has
attracted a number of investors, and offers an important opportunity for Africa’s housing sector to build a track record demonstrating the opportunities and
performance of this investment target. The PAHF had its initial close in December 2012 with US$41,5m, began its operations in early 2013 and has a final close
target of US$100m. Phatisa has reported that it plans to deliver 800 middle income housing units in Kenya, across six projects over the next five years, providing
a mix of equity finance and senior debt. Other countries and projects are also in the pipeline.
The International Finance Corporation (IFC) has also been busy, and has made a number of investments and interventions this year. Together with South Africa’s
National Housing Finance Corporation, IFC has invested US$35 billion in International Housing Solutions’ fund for Sub Saharan Africa. Known as Fund II, this follows
on from IHS’s South African Workforce Housing Fund that saw the financing of over 28 000 housing units with a combined value of more than US$160m (ZAR8,6
billion). Fund II, which is expected to raise more than US$300 million, will offer equity for the development of new, single-family homes, multi-family (rental) and
student housing. A portion of Fund II will be targeted at Sub-Saharan Africa – a pipeline of projects has been identified for Ghana, Botswana, Namibia and Mauritius.
Current investors in the fund include OPIC, KfW, IFC (both its fund and green facility), NHFC, Eskom Pension & Provident Fund, and WDB Investment Holding.
In Burkina Faso, IFC has provided advisory services to Banque de l’Habitat de Burkina Faso to strengthen risk management and governance practices. In Nigeria,
IFC has made an equity investment of up to US$3,75 million in the Nigeria Mortgage Refinance Company, and is providing advisory services to support the NMRC’s
efforts to develop and promulgate acceptable mortgage loans. In Tanzania, IFC has made an equity investment in M Mortgage Finance Limited, a greenfield mortgage
finance bank being set up in partnership with Bank M Tanzania limited, HFDC Ltd India, and prominent local investors. This will be the first specialized mortgage
lender in Tanzania.
On the housing supply side, IFC is partnering with CITIC Construction Company to facilitate the development of affordable housing projects in Sub-Saharan Africa.
IFC and Lafarge have also implemented a programme to increase access to housing finance and building materials across Africa. IFC will work with microfinance
institutions and other lenders, while Lafarge will provide cement building kits and technical assistance to households. And finally, in pursuit of more sustainable housing
practices, IFC has launched a green construction certification programme in South Africa, together with the Green Business Council. The program will be focused
on the residential property sector in South Africa, and includes innovative software to help home builders determine the financial viability of green construction.
2014 offered developments also in the Real Estate Investment Trust market, with a number of REITs broadening their scope to include residential properties. REIT
legislation in Kenya and South Africa has facilitated investment in both economies. In Kenya, the PAHF invested in a special purpose vehicle with Africa Reit Limited
to develop an apartment complex in Kikuyu Town, west of Nairobi Kenya. The JV will enable Africa Reit to deliver the project rapidly with decreased risk by
unlocking bank funding and providing project management. Mortgage lender Housing Finance Kenya plans on tapping into the REITs market for long term funding
through both Development and Income REITs. In South Africa, established REITS have begun to broaden their focus to include residential. Arrowhead Properties
and the SA Corporate Real Estate Fund are beginning to develop a track record in this area. In support of rental housing investment in South Africa’s inner cities,
Futuregrowth invested ZAR200m (US$17,6m) in the Trust for Urban Housing Finance to support a pipeline of affordable rental housing projects in Johannesburg’s
inner city.
Mortgages as a percent of GDP
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In concert with these developments, Africa’s mortgage markets, while tiny, are certainly growing. Botswana, Rwanda, and Kenya all have mortgage portfolios up from
the previous year. For the third year in a row, Kenya’s Central Bank reports explicitly about the country’s mortgage market, which has now grown to 19 879
mortgages by December 2013, up from 18 587 in the previous year. Tanzania’s Central Bank published its first mortgage market report in 2014, reflecting increasing
attention in that country on the role of the mortgage sector in the wider economy. From a very small base, Tanzania’s mortgage market is reported as growing by
46 percent to 2 784 mortgages at the end of December 2013.
With the launch of the Nigeria Mortgage Refinance Company, another liquidity facility established by the World Bank to address the problem of term mismatch
and funding, Nigeria’s mortgage market is also set to grow rapidly. According to the Finance Minister, Dr Okonjo-Iweala, the Nigerian mortgage sector has already
more than quadrupled in size in the five years between 2006 and 2011. By 2011, the size of the mortgage market was set at US$1.42 billion. And still, this only
accounted for about 0.5 percent of GDP.
Even with this growth, Nigeria’s housing sector, like those in many other countries, is clearly not operating at its potential. Although the financial sector includes 84
primary mortgage banks and 20 commercial banks, most Nigerians still rely on private savings to pay for their homes. Mortgage loans account for less than one
percent of commercial banks’ total assets and housing and construction only 3.1 percent of the rebased GDP. This compared to the United States, where the total
housing sector contribution to GDP is in the order of about 18 percent. There is clearly room for growth. Notwithstanding the affordability challenges for the vast
majority, Africa’s current mortgage market has not even begun to penetrate the demand that might exist. The World Bank estimates that if only the top three percent
of Africa’s population were to access mortgages, the continent's mortgage debt to GDP ratio could rise to 18 percent (12 percent, excluding South Africa). This
activity could contribute as much as US$300 billion to GDP1.
At the same time, mortgages will only ever serve a tiny minority of the potential demand for housing and housing finance. There is a much wider market for nonmortgage housing finance – pension backed lending in some jurisdictions, and more broadly, housing microfinance and household savings to support lower-income
earning households’ incremental housing processes. The potential demand for housing microfinance in urban areas across Africa could be as much as US$3,6bn –
US$7,6bn – and this just for the first loan, with an average loan size of less than US$1 0002. On the supply side, there is already some activity in recognition of this
demand. For example, Select Financial Services Limited is a retail financial services group that targets the working poor, offering housing microloans to borrowers
who then construct their housing incrementally. Select has operations in a number of countries in Southern Africa. ProCredit provides home improvement loans
on a commercial basis in Mozambique, as do Akiba Bank and the Entrepreneurs Financial Centre in Tanzania, Centenary Bank in Uganda, and Pulse Financial Services
in Zambia. And then there is a range of NGO-supported initiatives that are increasingly adopting commercial principles in an effort to meet the scale of demand
on a sustainable basis.
A value chain approach to housing financing
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instruments

All of this effort is attracting investment by pension funds, private equity funds, insurance companies, development finance institutions, lenders, and the wider capital
markets. Each is targeting a specific niche, which responds to a particular link in the housing delivery value chain. Whether a formal or informal process, the links
in the chain, from land assembly and acquisition through to the provision of social and economic infrastructure or the maintenance and on going improvements to
existing housing, each have finance moments to support them.
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*Note: different market segments will engage in different housing processes involving different value chains and different finance moments – this diagram is purely illustrative.
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Beck, T et al (2011) Financing Africa Through the Crisis and Beyond. World Bank. www.mfw4a.org/fileadmin/2011forum/pdf/Financing%20Africa%20Through%20the%20Crisis%20and%20Beyond.pdf
See Kihato, M (2009) Scoping the demand for housing microfinance in Africa: status, opportunities and challenges. www.housingfinanceafrica.org/document/scoping-the-demand-for-housing-microfinance-in-africa-statusopportunities-and-challenges/
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The realisation of effective housing markets in Africa is dependent on appropriately targeted housing finance products that improve housing affordability and
overcome constraints in access that currently make adequate housing unaffordable to the vast majority. Finance is integral to every link in the housing delivery chain.
While a key focus must be on access to end-user finance (whether mortgage or non-mortgage), attention to the finance moments that arise throughout the
housing delivery chain – whether this is a formal, developer-driven process, or an individual-driven incremental housing process, is critical – this is what will bring
the private sector (and critically, its capacity) in. These are supported, of course, by the finance delivery chain: an enabling macro-environment; the presence, interest
and capacity of investors; and the engagement of financiers.
At the same time, inasmuch as finance is integral to every link in the housing delivery chain, the housing delivery chain itself influences the availability and performance
of finance. Improving the flow of finance for housing requires improvements along the value chain – some of which extend outside of the housing finance sector.
A weak value chain discourages investors, so they seek other targets and relegate housing sector investment to government. Government, however, does not have
the capacity invest in the nation’s housing process on its own – investor interest must be captured and maintained if the housing sector is to grow and develop and
meet the needs of all residents. The housing delivery value chains across Africa raise challenges to the effective functioning of housing finance markets – these must
be the focus of our efforts.
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High cost of land & zoning pushes people out to the periphery: Kigali & Luanda … or onto hazardous land: Dakar
Tiny mortgage markets because land cannot be secured: across Sub-Saharan Africa.
Without secure tenure, poor housing investment by households fearing eviction leads to slums
In Nairobi, slum landlords use political clout to maintain rental stream
Municipal under-investment and failure to provide infrastructure leads to
higher housing prices / Poor road networks increases the cost of cement,
leads to housing constructed with informal materials: Malawi, South Sudan,
DRC / New city “islands” with private services: Tatu City in Nairobi

Absence or high cost of developer finance leads to small housing
projects; up-front payments limit affordability. Few developers
means little competition, houses expensive: DRC, Zambia
Imported building materials means prices fluctuate
Standards that don’t accommodate affordability are never met, so
quality is not achieved
The majority, even the wealthy, build their housing incrementally,
themselves, so scale is not achieved.

End-user finance hugely dependent on macroeconomic health: impact on loan term, size,
and cost: Malawi, Mozambique, Nigeria,
Rwanda, etc
Most housing paid with cash & savings: only
the very wealthy afford formality: the Gambia
Absence of non-mortgage (housing micro)
finance systems can also perpetuate slums

The other side of the picture considers demand. In 2011, the African Development Bank launched a report on the African Middle Class, drawing on data from the
PovcalNet, an online tool developed by the World Bank’s Development Research Group. Various studies have taken the story further with different emphases, but
across the board, the message is largely the same: Africa’s middle class is growing rapidly and the opportunity for growth, whether in the consumer goods,
telecommunications, or other similar consumption sectors is considerable – indeed, overtaking that of the extractive industries which dominated Africa’s economic
landscape in the past.
With good demand-side data, the scale of the housing finance opportunity can be quantified for stakeholders. It is significant. With an urbanisation rate of 3.5 percent
over the past two decades, Africa’s cities are the fastest growing in the developing world. Currently, about 40 percent of the continent’s one billion people live in
cities and towns; and it is estimated that in the next few years, some African cities will be home to as much as 85 percent of their country’s population. UN Habitat
expects the tipping point to be hit by 2030, when the continent will be 50 percent urbanised. The opportunity for investment in residential property is obvious.
But without the data and market intelligence, investors won’t know where to start; and without an enabling policy & regulatory framework, their ability to make an
impact will be limited.
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According to the World Bank, mortgage
debt to GDP for the African continent could
rise to 18 percent (12 percent excluding
South Africa). This activity could
contribute as much as US$300 billion to
continental GDP.
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McKinsey Global Institute estimates that the
affordability gap in Africa and the Middle East is
US$51 million, about 1.1 percent of GDP in 2012.
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Since 2000 the number of middle-class households
in the 11 focus countries have surged from 4.6m to
almost 15m today. This number is expected to grow
to over 40m by 2030.
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According to UN Habitat, slum dwellers currently
account for half of urban inhabitants across Africa.

Source: AFDB (2011)

In this, and the affordability triangles that follow, colours highlight opportunity – and much of it is untapped.
The tiny, top segment of the triangle, in hot pink, suggests the natural focus of the housing market, where delivery is now focused. Given incomes in this market
segment, there are sufficient affordable housing and finance products available so that households can adequately meet their housing needs through fairly formal
delivery process – albeit not always through a developer-driven approach.
The two shades of green suggest an opportunity for further market development: households in these two segments have some level of income that they may
well be willing to invest in their housing, if an affordable product were available. This segment is often the focus of national housing policy and financial sector
development efforts, and should be the explicit target of the private sector as it gears up the capacity to deliver at scale. In urban areas, mortgage markets should
be able to extend into this segment, and in many cities the demand for rental accommodation is also highlighting an investment opportunity.
The brown segment is an under-served market, and households in this segment generally make do with the resources around them: if they can afford to invest in
their housing they usually do so with cash and on an incremental basis, slowly, step by step improving their living conditions. Their investments are often haphazard
but functional, responding to need. Their investment is not insignificant, however. In Mozambique, for example, UN Habitat estimates that the average household
invests US$15 000 in the incremental improvements on their home over a lifetime. If this financial capacity were better supported with well-designed products
and services, for example, housing microfinance underpinned with construction technical assistance and other housing support services, the potential for increased
housing investment would grow considerably.
Finally, orange highlights the proportion of the population who are likely to require some form of affordability support and to whom the state’s initiatives should
be targeted alongside private sector offerings. The work of organisations like Shack / Slum Dwellers International, and REALL (Real Equity for All - formerly Homeless
International) is demonstrating, however, that there is financial capacity in this market segment. Working with existing organisations that are focused on providing
land, secure tenure, housing and basic services for the urban poor, REALL is establishing a network of independent, self-financing and poor-focused Community
Development Enterprises across the world, providing them with organisational, technical and financial support to grow to sustainability and serve the needs of their
members. They and other groups are showing that household savings can be a powerful contribution to the housing processes of the poor – and something of
which the housing policy, and the products and services of both the public and private sectors should take note.
Of course, the boundaries between the market segments are not clear, and rough income data that takes no account of urban/rural context, household expenditure
commitments, levels of indebtedness, and so on, is unhelpful. Housing affordability is a result of many factors of which household income is but one. Government
policy (minimum norms and standards, for example), product availability (for example, housing microfinance), and local context all have a significant influence on the
housing finance capacities of households.
These graphs below are therefore offered as indicative – subjective illustrations. Drawing on a wide range of data and insights into the cheapest newly built house
available in different countries and particular policy measures that might influence their interpretation, the graphs offer a picture of housing investment opportunity
and the market segments that would welcome attention.
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ALGERIA
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Constraints on land availability have restricted the emergence of a formal real estate
market; with the state being the primary owner of land there is still very limited supply for
private individuals or developers.
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Housing affordability is often the cause of substantial social unrest with an undersupply of
affordable housing and prices in the main urban centres being equivalent to those of major
European cities.
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Government's commitment to social housing was renewed in 2014, with 1.6 million units
planned for 2015-2019.
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In Camama, an hour's drive from central Luanda, where there are limited asphalted roads
and poor electricity supplies, a two-bedroom apartment costs US$200 000, compared with
US$840 000 in Maianga.
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The previous focus on high-end housing developments changed with the economic
downturn, and developers are realising the potential for more affordable housing, targeting
middle to lower middle income earners in urban centres.
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In 2013 the Government launched a subsidised rent-to-purchase scheme through Delta
Imobiliaria which offers 3% on twenty-year mortgages and is targeted at state-built
apartments and housing units.
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The cheapest house is currently 44 sqm and costs US$17 282, about 271 times the
monthly average salary.

$1.25 – $2 per day

43%

urb

an

75%

Ben
i

n is

50%

With the emergence of a market economy, there has been an upsurge of housing projects
through public private partnerships, several of which have been in the affordable housing
space.
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Several key issues relating to land title have been addressed, which should better secure
land property rights and remove a major constraint to the country’s housing sector.

0%

BOTSWANA
100%

>$10.00/day

The cheapest newly built house is currently 140 sq m and costs P700K ($76 580).
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The supply of ready-built housing units in Botswana is low and most people self-build for
occupation with over 70% of land being under tribal control.
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Housing microﬁnance has enormous potential, while mortgage lending is also likely to
grow.
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Burkina Faso’s cities are growing rapidly – at an estimated 6.2% – and the capital of
Ouagadougou is projected to more than double in population size between 2005 and 2020.

is 2
8%

urb

an

75%
$1.25 – $2 per day

Housing demand is growing by 8 000 units a year in Ouagadougou and 6 000 units a year
in the country’s second largest city, Bobo Dioulasso.
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Burkina Faso has enjoyed strong growth recently, which is threatened by political tensions
particularly around the 2015 presidential elections; nevertheless housing opportunities are
promising.
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A house of 120m2 costs BIF22 080 000 (US$14 1990) which can only be afforded by
ministers and members of parliament.
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Self-construction, building incrementally and using own savings is the main mode of
delivery of housing in Burundi, among over 95% of the population.
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The National Urban Planning and Housing policy aims to develop 855 hectares of land and
construct 26 000 homes annually, with construction due to start in 2015.
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CAMEROON
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It costs about CFA Francs 120 000 (US$227) a month to rent a standard three-bedroom
house in Douala and Yaounde, and may cost up to CFA Francs 10 million (US$18 893) to
build a standard three-bedroom house, excluding the cost of land.
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53% of households own their own homes, 30% are tenants and 11% are accommodated
free of charge, with a housing backlog of 100 000 units p.a.
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With economic growth, a huge housing backlog, a growing middle class and capital inﬂows
from Cameroonians in the diaspora and other investors, the housing market is destined for
sustainable growth, with the middle class and lower income groups representing the
biggest opportunity for development and ﬁnancing.
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A simple one-bedroom housing unit with a modern toilet costs on average
CFA Francs 12 million (US$22 671), 615 times the average monthly income.
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The March 2013 coup d’état halted much construction and led to many donors and NGOs
leaving the country.
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Prior to the recent instability, investment to renew traditional housing was expected to
create jobs and the new cement plant was expected to lower building prices leading to an
increase in effective demand for housing and affordability.
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To increase access to housing ﬁnance, government has negotiated with commercial banks
to reduce interest rates on housing loans to 5.5% as opposed to 9.5 – 12% formerly; and
extend the tenor up to 25 years.
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The housing deﬁcit is over 600 000 units and growing, and is a source of rent speculation,
with rents for a studio ranging from US$189 – US$283.
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Huge amounts are being invested in infrastructure including US$200 million in the
Emergency Infrastructure Renewal Project to improve access to basic infrastructure in
targeted urban and rural areas.

DEMOCRATIC REPUBLIC OF CONGO
100%

“Action pour la Solidarité et le Développement (ASODEV)” started building 3 080 social
houses in Kinshasa in 2012; house prices will vary between US$28 000 and US$80 000
payable in 15 years.
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In addition to Kinshasa, important cities offering opportunities include the mining centre of
Lubumbashi, Matadi (on the banks of the Congo River) and the eastern city of Goma while
in Kinshasa new roads and transport initiatives are making access easier.
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The DRC is characterised by a large overall housing deﬁcit estimated at three million
homes, with planned districts representing 22.9% and self-built districts 77.1%.
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Prices to rent a 3 bedroom villa in the city centre range from US$600 – US$900 per month,
beyond the capacity of most Djiboutians.
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From 2003, the government has spent two to three percent of the national budget, around
US$15 million annually, on housing via the National Housing Fund; in 2014, another DJF2.6
billion (US$14.2 million) was committed toward low income housing activities.
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An ongoing US$6 billion infrastructure investment programme includes building new ports,
railways and roads, an aqueduct, a desalination plant and housing, and is funded by
Chinese investors and the international aid community.

EGYPT, ARAB REP.
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House prices in Egypt relative to income are more expensive than in Western Europe,
double most Gulf countries, and four times more expensive than the USA.
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The real estate and land market policies of the last two decades have created ‘Ministers
of (Luxury) Housing’, who build compounds for the very rich which has led to a 16-fold
increase in land prices over the last decade in the New Cities in Greater Cairo, and driven
up the cost of subsidised housing by 260 percent over the same period.
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Successful NGO MFIs have been transforming into for-proﬁt businesses, to provide a variety
of microﬁnance services including housing microﬁnance, and increased access to funding.
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A 100m² house as part of the Integrated Housing Development Programme (IHDP) would
cost Birr30 000 (US$1 496).
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Ethiopia’s housing deﬁcit is between 900 000 and one million units in urban areas, and
about 225 000 housing units a year are required to meet the Millennium Development
Goals by 2015.
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In June 2013, Chinese Geo-Engineering Corporation started construction of a real estate
complex which will include 21 high-rise buildings of between 12 and 15 storeys at a total
investment of US$151 million to be completed by 2015.
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Income data from
Eritrea is scarce
Average annual
per capita income
was about $403 in 2010
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In 2013, the government launched a major housing project, Asmara, where apartments
and houses will range from 30-120sqm and 125-200sqm and cost US$22 744 for a 30sqm
apartment to US$142 742 for a 200sqm house, prohibitively expensive for most Eritreans.
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While some households are able to make use of bank loans, a signiﬁcant percentage are
either self ﬁnanced, built incrementally or built with remittances from Eritreans living
abroad.

About 60% live below the
poverty line (<$2 per day)

25%

The Asmara Housing pilot project being developed in the Sembel, Halibet and Space 2001
districts consists of 1 680 homes and shops, and is the largest modern housing
infrastructure project in the Horn of Africa.

0%

GAMBIA,THE
100%

>$10.00/day
$4 – $10 per day

$2 – $4 per day

8%

urb

an

75%

SSHFC, which has a mandate to provide affordable housing for the poor, develops complete
housing units for purchase by middle income households. At US$50 000 (GMD1.49 million)
for a two-bedroom house most Gambians are unable to afford this, and self-build their
housing.

s5

50%

The country needs an estimated 50 000 housing units by 2015.

25%

The

Ga

mb

ia i

$1.25 – $2 per day

<$1.25 per day
0%

The Gambia is in the second phase of the Participatory Slum Upgrading Programme
supported by UN-Habitat which seeks to meet the housing needs of low and middle income
earners in Banjul, KMC and Brikama building 2 000 low cost housing units and associated
commercial infrastructure and social amenities.

GHANA
100%

>$10.00/day
$4 – $10 per day

A 66m2 house on a 167m2 plot of land costs about US$25 000 (GH¢80 250), which is still
too expensive for even the formally employed.

75%
$2 – $4 per day

<$1.25 per day

Housing extensions are an important housing supply mechanism in urban Ghana and an
important opportunity for policy makers and investors.

Gh
ana
is

50%

53%

urb

an

$1.25 – $2 per day

Approximately 5.7 million new rooms (2 011 711 dwellings) are needed to address the
accumulated housing deﬁcit and meet the housing needs from 2010 to 2020, meaning
that 3.8 new rooms must be completed every minute of the working day for ten years,
quadruple the current rates of housing production in urban Ghana.

25%

0%
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KENYA
>$10.00/day
$4 – $10 per day

75%

$2 – $4 per day

urb

an

100%

is 2
5%

$1.25 – $2 per day

Given the urban population growth rate of 4.2% p.a., the 50 000 units produced in 2012,
were not enough to meet the estimated annual demand of about 150 000 units and this
has contributed to the rise in property prices.

Ken

ya

50%

The National Housing Corporation has 3 bedroom apartments on the periphery of Nairobi
for Ksh5 million ($55 636) and considers that it is 30% cheaper than equivalent products
by private developers; in Nairobi, a two bedroom house costs about US$33 500.

25%

<$1.25 per day

0%

Environmental issues are promoted through the National Housing Corporation (NHC)
promotion of alternative building technology using Expanded Polystyrene and vetting by the
National Environmental Management Authority (NEMA) of housing projects that have an
impact on the environment.

LESOTHO
>$10.00/day
$4 – $10 per day

75%

$2 – $4 per day
urb

an

100%

26%

$1.25 – $2 per day

Lesotho Housing and Land Development Corporation (LHLDC) commenced a project in
Mohale’s Hoek, where 650 serviced sites were up for sale from M12 000 (US$1 063) to
M45 000 (US$3 986), targeted to low and middle income earners.

Les

oth

o is

50%

The higher end market segment comprises housing units with prices ranging upwards
from M500 000 (US$44 287) a unit, while the middle segment comprises houses ranging
between M100 000 (US$8 857) and M500 000 (US$44 287).

25%

<$1.25 per day

0%

Recent signiﬁcant legislative and institutional reforms has increased efﬁciencies in
processing of title deeds although access to land is still a challenge that negatively affects
poor people.

LIBERIA
100%

>$2.00/day
$1.25 – $2 per day

Government has increased the capacity of the National Housing Authority, with a national
plan (2013-2017) that includes an ambitious housing delivery programme which includes
the construction of 5 000 houses worth over US$50 million.

9%

urb
a

n

75%

is 4

50%

Lib
eria

<$1.25 per day

Liberia’s economic growth rate, at 8.1%, is one of the highest in the world and its
programme to attain a middle income status by year 2030 creates the context for very
real housing investment opportunities.

25%

After 10 years of democratic government, the housing stock continues to be inadequate
and the supply cannot meet the demands of galloping urbanisation, now at 48.9%
urbanised.

0%

LIBYA
100%

Income data from
Libya is scarce

One bedroom apartment in central Tripoli can exceed US$2 000 a month, and on average,
cost US$858 a month, or US$526 a month on the outskirts, well beyond the affordability
limits of the average household.

urb

an

75%

From 1989 to 1996, around 75 percent of housing was constructed by the public sector
but supply has not kept up with demand, with the housing shortage estimated at 350 000
today, with another 150 000 units needed before 2020.

About 30% live at or below
the national poverty line

In December 2013, AECOM announced a partnership with HIB worth over US$205 million
for 25 months which establishes AECOM as the lead programme manager of the HIB capital
budget programme – a comprehensive housing and infrastructure development
programme for Libya that will concentrate on property developments in cities around the
country and has a current contracted value of more than US$36 billion.

Lib

ya

is 7

8%

50%

Average annual
per capital income
was about $12 930 in
2009, but median income
is around $600 per month

25%

0%
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MADAGASCAR
100%

>$2.00/day
$1.25 – $2 per day

is 3
4%

urb

an

75%

About 86.5 percent of households live in self-built, traditional housing, usually temporary
structures of compacted mud and poorly attached thatched roofs which provide very little
protection from diseases and the environment and little security from crime with very low
access to basic services.

The current housing backlog is estimated at two million units, with annual population
growth creating a demand for an additional 100 000 units.

ar

50%

25%

Ma

dag

asc

<$1.25 per day

The country’s ﬁrst National Urban Forum took place in March 2013, a joint government,
UNDP and UN-Habitat initiative, which declared the urban sector a national priority and
committed to strengthening the private sector in the development and management of
urban infrastructure.

0%

MALAWI
100%

>$4.00/day
$2 – $4 per day

75%

16%

urb

an

$1.25 – $2
per day

In 2013, the Malawi Housing Corporation teamed up with the Chinese Henan Guoji
Development Company to develop a 780 000m2 integrated estate in Lilongwe to deliver
high quality houses to be sold from US$60 000 (MK28.7 million) to US$115 000
(MK55 million).

Ma

law

i is

50%

In 2010, NBS Bank provided a small mortgage of MK500 000 (US$1 045), although typically
the least expensive, entry-level house costs around MK2 million (US$4 179), meaning a
borrower would have to earn MK107 200 (US$224); by 2014, NBS was providing a facility
of 80 percent of the collateral value targeted at salaried or self employed individuals.

<$1.25 per day

25%

With support from NGOs and cooperating partners, government is developing the National
Urban Policy Malawi framework aimed at shifting national development from being
predominately rural focused to underline urban growth in the light of the rapid urbanisation.

0%

MALI
100%

>$4.00/day
$2 – $4 per day

Prices for serviced plots range from CFA Francs 500 000 (US$945) to CFA Francs 2 million
(US$3 779) and above, depending on the location, with prices in the capital city of Bamako
being higher.

75%
urb
an

$1.25 – $2 per day

Ma

li is

38%

50%

25%

The government subsidises affordable housing by eligible households: households earning
CFA Francs 57 000 (US$108) to CFA Francs 150 000 (US$283) a month are eligible to apply
for a two-bedroom housing unit, and those earning CFA Francs 150 001 (US$283) to
CFA Francs 250 000 (US$472) can apply for a three-bedroom housing unit, which includes
a direct subsidy of up to 45 percent of the cost of a housing unit, including the land.

<$1.25 per day

In 2013 the Ofﬁce Malien de l’Habitat (Malian Housing Ofﬁce) focused its attention on two
major projects: the completion of 1 552 social housing units in Bamako (on the Tabacoro
site) and the construction and completion of 1 700 social housing units in other regions.

0%

MAURITANIA
100%

>$10.00/day
$4 – $10 per day

Mauritania does not have the usual instruments to facilitate the ﬁnancing of housing but
Savings and Cooperative Unions (CAPECs) have undertaken limited operations in ﬁnancing
housing.

<$1.25 per day
0%

Mauritania’s urban population reached 1 939 000 inhabitants in 2010, 60% of the total
population, over half of whom lives in informal settlements, although 74% of people own
their own homes.

$1.25 – $2 per day

Ma

urit

ani

a is

50%

25%

$2 – $4 per day

59%

urb

an

75%

The successful pilot of the Twizé programme resulted in 6 000 houses being constructed
by 2008, increased ﬁnancial security, enhanced skills and greater mobilisation and
involvement of residents in planning; the programme is to be rolled out in all major urban
areas.
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MAURITIUS
100%

A house of 80 sqm might cost around US$26 000.
>$10.00 per day

is 4
0%

urb

an

75%

$4 – $10 per day

25%

Ma

urit

ius

50%

The National Housing Development Company (NHDC) offers fully developed units and siteand-service options at subsidised rates to people who earn between Rs7 500 (US$239) and
Rs16 000 (US$509) per month, which means that the lowest paid still cannot afford to
meet their housing needs.

$2 – $4 per day
<$2 per day

0%

From 2012 to 2014, the government budgeted for subsidised housing plans for the
provision of 8 700 housing units for low income groups and 24 000 serviced plots for the
lower and middle income groups over the next 10 years.

MOROCCO
100%

>$10.00/day

75%
urb

an

$4per day

The 2013 Finance Law set the price for middle income housing at MAD6 000 per m2
(US$676), for units ranging from 80m2 to 120m2 which means that the area for social
housing has been reduced to less than 80m2 (from 100m2) while the sale of social housing
now is exempt from VAT.

9%

Annual production of housing is around 100 000 units, with the housing deﬁcit reduced to
650 000 units by 2014.

Mo

roc

co

is 5

50%

$2 – $4 per day

25%

$1.25 – $2 per day
0%

<$1.25 per day

Addoha, one of Morocco’s largest real estate developers and the ﬁrst to be listed on the
Casablanca Stock Exchange, accounts for almost half of the low-cost housing being
constructed, has a land-bank of around 6 000ha in 2013, and reported sales of
MAD9.45 billion (US$1.06 billion).

MOZAMBIQUE
100%

>$4.00/day
$2 – $4 per day

zam

biq
ue
is

50%

<$1.25 per day

Mo

25%

$1.25 – $2
per day

32%

urb
a

n

75%

0%

A net income of MZN 46 500 (US$1 472) is typical for a middle high income family who
could achieve a maximum mortgage of MZN 1.1 million (US$34 821) and would need to
save a further third of the purchase price to cover the deposit requirements, registration
costs and taxes, and valuation and origination fees.
In its ﬁve-year Plan (2010-2014), the Government commits to build 100 000 houses and
service 300 000 plots of land by 2014, 20% by government, 30% by the private sector and
50% by residents themselves through self-construction.
Developments in 2013 include FFH’s launch of 100 houses in Mutaunha, Nampula ﬁnanced
through the sale of houses in the Olympic Village, a US$217 million facility by the Indian
government to fund public works and housing projects including 1 200 houses in Tete,
Zambézia and Cabo Delgado provinces, and new social housing by FFH in the Provinces
of Cabo Delegado, Nampula, Tete and Maputo, where the Macau Charlstrong Engenharia,
Technologia e Consultoria, Ltd, will construct 50 000 housing units at a total cost of
US$5.5 billion.

NAMIBIA
100%

>$10.00/day
$4 – $10 per day

In May 2014, a small housing unit costs N$500 000 (US$45 482), down from N$537 000
(US$48 847) in May 2013, while a medium-sized property costs N$1 229 000
(US$111 798) down from N$1 255 000 (US$114 154) in May 2013.

$2 – $4 per day

To date, the national housing backlog is estimated at 100 000 housing units, which is
growing at an annual rate of about 3 700 units.

5%

urb

an

75%

$1.25 – $2 per day

Na

mib
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s4

50%

25%
<$1.25 per day
0%
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The main goal of the government’s Mass Housing Development Initiative launched last
year is to construct 185 000 units by 2030. On average, 10 278 houses are expected to
be constructed on a yearly basis, resulting in the creation of 25 695 jobs.
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NIGER
100%

>$4.00/day
$2 – $4 per day

The smallest mortgage available is CFA Francs 6.5 million (US$12 280), which requires a
monthly repayment of US$129 to US$218, unaffordable for the 75% of the population who
earn below US$60 a month.

urb

an

75%

Nig

er

is 1
8%

50%

$1.25 – $2 per day

25%

The construction of low income houses such as the Sari Koubou project, ﬁnanced by
government, and the Projet la Renaissance du Niger, ﬁnanced by SONUCI, local banks and
regional ﬁnancial institutions, are examples of recent progress but are mainly for middle
income government employees.

<$1.25 per day

Most people in urban areas rent their homes, primarily from informal housing promoters
and SONUCI with monthly rents from US$150 to US$3 000 in Niamey.

0%

NIGERIA
100%

>$4.00/day
$2 – $4 per day

The average price of a low income house within Lagos is reportedly N4 906 259
(US$29 583).

$1.25 – $2 per day

6%

urb

an

75%

Nig

eria

is 4

50%

In 2014, the Nigeria property market was valued at US$41 billion, larger than the country’s
2014 national budget, showing signiﬁcant growth. Key cities driving this growth are Lagos,
Abuja and Port Harcourt.

<$1.25 per day

25%

Nigeria’s housing deﬁcit is estimated to be over 17 million units (growing at 780 000 units a
year), due to the high cost of building and slow construction.

0%

RWANDA
100%

>$4.00/day
$2 – $4 per day

urb
an

75%

27%

A well-located, formal, developer built house in Kigali costs about RWF70 million
(US$101 376). Low and middle income households build their housing independently –
often incrementally – on the peripheries of the city, generally at a cost of between RWF10
million and RWF30 million (US$14 482 to US$43 447) including land and construction.

Rw

and

a is

50%

In November 2013, work on “Vision City” started, the biggest residential housing project
to date, consisting of over 4 500 units ranging from luxury villas to apartments, to be built
in four phases over seven to eight years, and including a town centre with retail, ofﬁce
and recreational space.

25%
$1.25 – $2 per day

Total housing needs in Kigali (2012-2022) are estimated at 458 265 dwellings, requiring
construction of 344 000 new units.

0%

SENEGAL
100%

>$10.00/day
$4 – $10 per day

75%

The Senegal housing market is ﬂourishing due to a number of factors among which are its
geographical situation, the political stability, the ambitious infrastructure programme of
former president, Abdoulaye Wade, the presence of many international organisations and
development agencies.

gal
is 4

$1.25 – $2 per day

Most housing in Senegal (about 80% of urban housing) is self-built, without an architect,
and at a total cost of less than CFA Francs 30 million (US$56 679).

Sen
e

50%

3%

urb

an

$2 – $4 per day

25%
<$1.25 per day
0%

Informal settlements account for 25% of urban spaces in Senegal and for 30% of inhabited
areas in Dakar with many homes being multi-storeyed.
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SEYCHELLES
100%
>$10.00/day

Anecdotally, quite a lot of land is privately held, with prices ranging from Rs125 per m2
(US$9) to Rs375 per m2 (US$26) for unserviced land while serviced land averages about
Rs1 000 per m2 (US$83).

75%

is 5
3%

urb

an

85% of Seychelles’ 25 929 houses are made of stone/block and 15% of wood/iron, most
of in good repair, with 69.3% of people owning the dwelling in which they live.
$4 – $10 per day

25%

Sey
che

lles

50%

$2 – $4 per day
0%

In 2014, at least four housing projects have been identiﬁed, sponsored by the United Arab
Emirates (UAE) Government (Rs72.3 million), Corgat Estate housing project from the
Chinese Government amounting (Rs21 million) and a capital grant from the Indian
Government (Rs66.2 million).

SIERRA LEONE
100%

>$4.00/day
$2 – $4 per day

Residential property (a four-bedroom executive house in a prime location) is rented for
US$3 500 a month in Freetown.

$1.25 – $2 per day

is 3

9%

urb

an

75%

25%
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50%

Housing affordability is a serious challenge in Sierra Leone, where more than 60 percent
of the population live on less than US$1.25 a day and 60 percent of the youth are
unemployed.

<$1.25 per day

The National Social Security and Insurance Trust (NASSIT) has plans to deliver two- and
three-bedroom low cost houses and classroom blocks, and has acquired the necessary
land.

0%

SOUTH AFRICA
100%
>$10.00/day

More than half of the properties on the SA deeds registry are less than ZAR500 000
(US$44 170) but these account for less than a third of all transactions. In September 2014,
the average price of a small home (80-140 sqm) was ZAR 820 000 (US$72 438).

$4 per day

64%

urb

an

75%

a is

50%

25%

Sou
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$2 – $4 per day

Progressive public investment in housing for the very poor has facilitated a wave of
investment in housing with the result that the government and the private sector have
delivered 5.68 million formal houses, increasing the number of people living in formal
housing from 64 percent in 1996 to 77.7 percent in 2011 (a growth of 50 percent for that
period).

$1.25 – $2 per day
<$1.25 per day

0%

Households earning less than ZAR3 500 (US$309) per month and satisfying other criteria
are eligible for freehold title to a 180-250m2 serviced stand with a 40m2 top structure,
entirely for free.

SOUTH SUDAN
100%

Income date for South
Sudan is scarce

18%

urb
a

n

75%

South Sudan’s current housing supplies are basic, of dismal quality and unique to a postconﬂict country, which has not had well functioning institutions for a relatively long period
of time. About 90 percent of houses are made from mud or sticks.

25%

Sou
t

hS
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n is

50%

Average annual
per capita income
was about $1 120
in 2013.

Housing affordability is very limited, and the housing developments planned misunderstand
the constraints.

About 50.6% live below
the national poverty line
0%
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Development partners have demonstrated a commitment to address the acute housing
shortage in the country.
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SWAZILAND
>$10.00/day
$4 – $10 per day

75%

$2 – $4 per day

21%

urb

an

100%

$1.25 – $2 per day

The supply of land in urban areas is limited and is a constraint to housing development,
as much of the land is Swazi Nation Land (SNL). Self-build is the predominant method of
housing supply.

25%

Sw
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d is

50%

The World Bank funded Urban Development Project pioneered the introduction of a
99-year lease on urban land. This made it easier for land to be used as collateral for
mortgages and housing improvement.

<$1.25 per day

Since 2010, the Swaziland National Housing Board has had low-cost offerings priced at
E280 000 (US$27 000) to E450 000 (US$42 900).

0%

TANZANIA
100%

>$2.00/day
$1.25 – $2
per day
an

75%

30%

urb

Under the new ‘Civil Servants Housing Scheme’, 50 000 houses will be constructed over
the next ﬁve years. Furthermore, under the Tanzanian Building Agency, the government
aims to construct 10 000 houses.
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50%

<$1.25 per day

Tan
z

25%

The National Housing Corporation sells a two-bedroom unit for TZS46.98 million
(US$27 498), although this is accessible only to higher and middle income earners.

The current housing deficit is estimated at three million housing units coupled with a
200 000 unit annual demand. Over 70 percent of urban residents live in unplanned and
unserviced informal settlements.

0%

TOGO
100%

>$10.00/day
$4 – $10 per day

The cheapest housing unit (40m2) built by a developer costs between CFA Francs 3.8 million
(US$7 179) and CFA Francs 4.4 million (US$8 313).

75%

urb

an

$2 – $4 per day

is 3

9%

50%

Conscious of challenges in the sector, the government has sought solutions engaging, for
example, with Shelter Afrique and private developers to supply housing including a plan to
create 1 000 affordable housing units in the north-east of Sanguera, 25km west of Lomé.

Tog
o

$1.25 – $2 per day

25%
<$1.25 per day
0%

In 2014, government announced the construction of 1 000 affordable housing units before
the end of 2014, to which should be added housing units in each of the ﬁve regional
development poles.

TUNISIA
100%
>$10.00/day

The cost of a state subsidised (FOPROLOS) home has become inaccessible to the target
groups, with housing costs at around US$440 per m2.

75%

is 6

$4 – $10 per day

Tun
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50%

6%

urb

an

The Global Property Guide reports that the average sale price for a house in Tunis can
reach as high as US$2 100 – US$4 100 per m2.

25%

0%

$2 – $4 per day

$1.25 – $2 per day

In September 2014, the Ministry presented preliminary recommendations arising from its
review of its housing policy, and reform of the subsidy programmes, such as FOPROLOS,
including revitalising the role of AFH in land provision and recalibration of the FOPROLOS
ﬁnancing scheme.
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UGANDA
100%

>$4.00/day

There is a shortfall of affordable housing with rental from US$116 a month for a one
bedroom unit, and houses for sale from US$10 000 for a basic two bedroom house.

$2 – $4 per day

15%

urb
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75%

$1.25 – $2 per day

Estimates of the national housing backlog vary, and in 2012 ranged from 560 000 to
1.6 million units, with an annual housing need of 233 000 units, 28% in urban areas, with
the capital city of Kampala having a backlog of 100 000 units.
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50%

25%
<$1.25 per day
0%

Between 2010 and 2014, the largest developer, NHCCL, constructed 4 593 housing units,
an average of 1 000 units per year but a key concern is that the company ran out of land
on which to build in 2014.

ZAMBIA
100%

>$2.00/day
$1.25 –
$2 per day
an

75%

0%

urb

The housing backlog is estimated to be 1.3 million units requiring an annual delivery rate
of 46 000 units until 2030 (or one every two minutes of the working day for 19 years), but
is only around 11 000 units per annum.

bia

is 4

50%

Residential and commercial property demand is being driven by increased investments
from China and South Africa, and growth in mining and agriculture, while demand is still
unmet in the affordable housing segment, which presents good opportunities.

Zam

<$1.25 per day

25%

63% of households have a monthly household expenditure of less than ZMW1 500
(US$235), so can only afford housing costing less than ZMW100 000, and can also spend
up to 40 percent of their monthly income on rental.

0%

ZIMBABWE
100%

33%
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75%

Income data for
Zimbabwe is scarce
Average annual gross
household income is about $2 545

Zimbabwe has experienced a number of positive political developments during 2013
including the adoption of a new constitution. It has a stable macroeconomic environment.

25%
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50%

The current national housing waiting list is estimated to be 1.5 million.

About 72% live below the poverty line
0%

In late 2012, Harare City Council signed an agreement to build 3 102 core houses for low
income earners in Budiriro, Harare. Each core house would be on 300m2 of land and is
estimated to cost US$12 000.

The housing affordability challenge facing the continent has not changed much since 2013 – entry-level house prices still start at about US$30 000, with a few
exceptions (notably, in Kenya, a 15m2 flat is available for about US$11 000). In South Africa, at US$33 480, an entry-level house is only affordable to about 15 percent
of the population – and this in a country with one of the highest GDPs per capita on the continent.
An important factor is the cost of building materials, and specifically that of cement. CAHF has been collecting data on the price of a standard 50kg bag of cement
since 2011. Prices vary widely – from about US$5,00 a bag in Libya, through to about US$25.00 a bag in the DRC. In most countries, 2014 saw cement prices
come down – most notably in Nigeria where in November, leading cement producer Dangote Cement Plc slashed the price of a standard bag, bringing it down to
US$6,00, from a high of US$11,00 in 2011. Cement prices were also down in the SADC region: between US$5,00 – US$8,00 a bag. Cement is a fascinating indicator:
a critical component of most formal housing construction and much informal construction, it is difficult to transport and expensive to mine. Investment in the cement
industry has been significant in the past year, with Lafarge, PPC and Dangote all vying for market share on the continent. In reducing the price, Dangote said it hoped
to support Nigerians in developing their housing.
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Cost of a standard 50kg bag of cement
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US$ per 50kg bag of cement
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Property markets and the finance that drives them are central to the structure and performance of national and regional economies, and as the formal housing
sector widens and deepens in Africa, this will be increasingly significant. The housing and housing finance sectors have a range of hidden multipliers that are particularly
useful for developing economies. Housing assets, whether geared with finance or not, can act as a financial springboard to micro and medium enterprise and human
capital development, and can contribute to the realization of sustainable livelihoods. Housing can also achieve a range of broader development goals, and so can
operate as a beacon for other objectives. And, as the middle class across Africa grows, housing finance offers the opportunity to support its stable growth. The
impact of home ownership and quality housing on political and social stability has been established. It is also well understood that the opposite is true: limited housing
opportunities can contribute to instability and undermine household livelihoods. As Africa’s economies grow and develop, access to housing finance will become
increasingly important to ensuring broad based economic growth and to protect against the potential for widening inequality.
It is this potential that investors are beginning to see and understand as they broaden their investment targets to include a residential focus. With improving data
and information, they can better and more precisely target their interventions. And in this way, we are seeing this year more than ever before, entrepreneurs, investors,
financiers, developers and other participants in the housing value chain, play their part with a pragmatism and perseverance that clearly indicates their commitment
to the long haul, and their recognition of the opportunities this provides. The housing sector in Africa is making its mark, and there are great opportunities going
into the future.
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Cost of registering property, 2014-2015
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Our view: The graph indicates changes in cost and shows the countries where policy has been changed in the past year to encourage property development. Where
there's a signiﬁcant change, we could argue that deliberate policy changes have been implemented to reduce costs and perhaps encourage investment . In other
words, we can gauge the policy directions in the near future. Massive negatives are good.

Cost and days to register property in 2014
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Cost of registering property (% of property value) 2014

Source: World Bank Doing Business Indicators, 2014 (www.doingbusiness.org/data/exploretopics/registering-property)
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Explaining the indicators
Each of the country profiles has a set of tabulated indicators on the right hand side of the page. The figures have been derived from various sites, most
notably the African Economic Outlook database, the World Bank database, and the United Nations Development Programme. The Global Financial
Inclusion (Global Findex) Database includes data that measures how people in 148 countries save, borrow, make payments and manage risk. The prices
of cement, the formal house, and plot size within each country was drawn from an informal survey of practitioners, and adapted by the authors for the
purpose of this report.
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Main Urban Centres: These include the capital city of the country and any other largely populated city. The United Nations World Urbanization Prospects1
estimates that Africa’s urban population will increase from 455 million in 2014 to about 1.33 billion in 2050, – about three times the current population. This
will put pressure on existing housing stock and provision of essential services which is already inadequate.
Exchange Rate: The rate for all currencies to the US dollar currency was obtained through the forex website www.coinmill.com in November 2014. In many
countries, this can fluctuate widely – it is therefore merely indicative of the current situation.
Inflation Rate: Inflation as measured by the consumer price index reflects the annual percentage change in the cost to the average consumer of acquiring a
basket of goods and services that may be fixed or changed at specified intervals, such as yearly. The Laspeyres formula is generally used.
Population: Population counts all residents regardless of legal status or citizenship – except for refugees not permanently settled in the country of asylum,
who are generally considered part of the population of their country of origin. The values are midyear estimates drawn from the World Bank’s World
Development Indicators.
Population growth rate: This is the rate of growth of population, measured in the middle of the year, from one year to another. The data is drawn from the
World Bank’s World Development Indicators.
Urban population: Refers to people living in urban areas as defined by national statistical offices. It is calculated using World Bank population estimates and
urban ratios from the United Nations World Urbanization Prospects.
Urbanisation growth rate: Refers to the rate of increase in the country’s urban population as defined by national statistical offices, expressed as a percentage.
GDP per capita: This is the gross domestic product divided by the midyear population. GDP is the sum of all value added, or simply the gross value of output,
by all resident producers in the economy without making deductions for depreciation of assets or for depletion and degradation of natural resources. Data are
in current U.S. dollars. It provides a rough indication of the residents’ standard of living, but misses the important factor of inequality, and so must be read together
with the Gini Coefficient and the percent of the population below the poverty line. This data is drawn from the World Bank’s World Development Indicators.
GDP growth rate: Is the annual percentage growth rate of GDP at market prices based on constant local currency. Aggregates are based on constant 2005
U.S. dollars. GDP growth rate measures the growth in the economy. This data is also drawn from the World Bank’s World Development Indicators.
GNI Per Capita, Atlas method: GNI per capita (formerly GNP per capita) is the gross national income, converted to U.S. dollars using the World Bank Atlas
method, divided by the midyear population. GNI is the gross national income of a country: the sum of value added by all resident producers plus any product
taxes (less subsidies) not included in the valuation of output plus net receipts of primary income (compensation of employees and property income) from
abroad. To smooth fluctuations in prices and exchange rates, a special Atlas method of conversion is used by the World Bank. This applies a conversion factor
that averages the exchange rate for a given year and the two preceding years, adjusted for differences in rates of inflation between the country, and through
2000, the G-5 countries (France, Germany, Japan, the United Kingdom, and the United States). From 2001, these countries include the Euro area, Japan, the
United Kingdom, and the United States. Some argue that it is a better measure of the standard of living than GDP per capita. It is measured in US dollars. The
data is drawn from the World Bank’s World Development Indicators.
Population below national poverty line: Nation-specific estimates of the percentage of the population falling below the national poverty line are generally
based on surveys of sub-groups, with the results weighted by the number of people in each group. Definitions of poverty vary considerably among
nations,therefore, some countries have established national poverty lines that better reflect the reality of poverty in their own local economies. This data is
drawn from African Economic Outlook.
Unemployment rate: The share of the labour force that is without work but available for and seeking employment. This data was drawn from the World
Bank database.
GINI Coefficient: This measures levels of inequality in a country, based on extent to which the distribution of income or consumption expenditure among
the population deviates from a perfectly equal distribution. A Gini index of 0 represents perfect equality, while an index of 100 implies perfect inequality. The
data relates to various years, depending on when the calculation was done for a particular country, and is drawn from the World Bank’s World Development
Indicators.
Human Development Index (Global Ranking): The Human Development Index is a composite statistic. It’s a summary measure of average achievement
in key dimensions of human development: a long and healthy life, being knowledgeable and have a decent standard of living. The HDI is the geometric mean
of normalized indices for each of the three dimensions used to rank countries. The index score is drawn from the UN Development Programme. The global
ranking is out of 187 countries.
Lending Interest Rate: This is the bank rate that usually meets the short- and medium-term financing needs of the private sector. This rate is normally
differentiated according to creditworthiness of borrowers and objectives of financing and will vary per bank. The data is drawn from the World Bank’s World
Development Indicators.
Credit % of GDP: This indicator is written in full as domestic credit to private sector as a percentage of GDP. It measures the financial resources provided
to the private sector – such as through loans, purchases of non-equity securities, and trade credits and other accounts receivable – that establish a claim for
repayment. For some countries these claims include credit to public enterprises. It has been expressed as a percentage of GDP. This data is drawn from the
World Bank’s World Development Indicators.
Mortgages % of GDP: This indicator measures the amount of mortgages outstanding in a country as a percentage of GDP. It’s often regarded as a rough
measure of the size of mortgage finance in a country relative to the size of the economy. This data is not yet collected on a consistent basis across Africa –
this is something that CAHF wishes to address. Current data provided in this report is drawn from various sources – Central Banks, World Bank research, and
the Housing Finance Information Network (Hofinet)

esa.un.org/unpd/wup/
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Price To Rent Ratio: The ratio is calculated by dividing the average house price by the average yearly rent price. It provides a comparison between owning
and renting properties in certain cities. In some cities, the ratio could vary drastically between properties within the city centre and outside the city centre.
Of course, this data is skewed towards the high income, formal market, but is nonetheless indicative.
Gross Rental Yield: Is the amount of annual rent collected expressed as a percentage of the total cost of the property and used to compare properties in
different locations against each other. Rental yields also signify the rate of return from investing in the rental property. The yield may differ significantly between
properties within city centre and away from the city centre. Again, the data is skewed towards the high income, formal market.
Outstanding loan to purchase a home: This data was generated by a World Bank sponsored 2011 survey of more than 150,000 people in 148 economies
called the Global Financial Inclusion (Global Findex). The values represent the percentage of respondents who report having an outstanding loan to purchase
their home or apartment. This data was drawn from the World Bank’s Global Findex study.
Outstanding loan for home construction: This data was generated by a World Bank sponsored 2011 survey of more than 150,000 people in 148 economies
called the Global Financial Inclusion (Global Findex). The values represent the percentage of respondents who report having an outstanding loan to build their
home or apartment. This data was drawn from the World Bank’s Global Findex study.
Cost of standard 50kg bag of cement: This is a rough indicator of the relative cost of construction across countries. Data was drawn from building material
supplier websites, phone calls made to suppliers, or in-country researchers.
Price of the cheapest, newly built house by a formal developer: This is a rough indicator of the minimum price of a newly built housing unit, by a formal
developer. Researchers and practitioners in various countries across Africa were invited to submit this data.
Size of this house (m2): This is a rough indicator to understand what is the minimum size of a housing unit, formal developers are prepared to build. Researchers
and practitioners in various countries across Africa were invited to submit this data.
Minimum stand or plot size for residential property (m2): This indicator (which is country specific) is the minimum size of a stand/plot that the house will
be built on. Researchers and practitioners in various countries across Africa were invited to submit this data.
Ease of Doing Business: Ease of doing business ranks economies from 1 to 189, with first place being the best. A high numerical rank means that the
regulatory environment is not conducive to business operations. The index averages the country's percentile rankings on 10 topics covered in the World Bank's
Doing Business Survey, conducted annually. The ranking on each topic is the simple average of the percentile rankings on its component indicators.
Number of Procedures to Register Property: Part of Ease of doing business survey, represents the number of procedures required for a businesses to secure
rights to property
Time (days) to Register Property: Part of Ease of doing business survey, represents the number of calendar days needed for businesses to secure rights to
property.
Cost (% of property value) to Register Property: Part of Ease of doing business survey, represents the average cost incurred by a business to secure rights
to property expressed as a percentage of the property value.

Investor interest in housing in Africa has grown substantially in recent years. Driven, in part, by new market opportunities created by economic growth, investors
are looking for specific initiatives on which to place their bets. Data across much of Africa is scarce, however, especially so for the housing and housing finance sectors.
As investors struggle to assess market risk and opportunity with precision, they either shift their sights to more easily dimensioned investments outside the housing
sector, or price for the inability to fully determine risk, ultimately narrowing the affordability of the housing output. Better data would stimulate increased investment
and enhance housing affordability. The recent development of the World Bank’s Open Data platform has made a tremendous difference, but still, very little data
explores the nature, status and performance of residential property markets. Another new data source is Hofinet, the Housing Finance Information Network. This
is a global initiative, which the Centre for Affordable Housing Finance in Africa is proud to support, and it is starting to include data for a number of African countries.
As this has been a desktop study, the reporting is limited by the data and sources available. While every effort has been made to overcome these shortcomings,
there will always be more information and nuance to add to the picture. In some cases, where the current status is not conclusive, both perspectives have been
offered. In other cases, data tables necessarily have a blank spot where the data is not available. Future editions of this yearbook will strive to overcome these data
and information shortcomings. As always, comments are welcome.

Kecia Rust
Centre for Affordable Housing Finance in Africa

Websites
data.worldbank.org
www.doingbusiness.org
www.africaneconomicoutlook.org
hdr.undp.org/en/statistics
www.numbeo.com/property-investment/
datatopics.worldbank.org/financialinclusion/
www.hofinet.org
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Data sources
Indicator’s Name
Main Urban Centres
n
n
n
n

n
n
n
n
n
n
n
n
n

n

Source

Short Comment

Collected by CAHF

Exchange Rate: 1 US$ =
Inflation
Population below national poverty line
Unemployment rate (%)

African Economic Outlook

Highly reliable data, periodically updated and sourced from primary
sources, national statistical offices, World Bank and other reliable
sources

Population
Population growth rate
Urban population (% of total)
Urbanisation rate
GDP per capita (current US$)
GDP growth rate
GNI per capita, Atlas method (current US$)
Lending Interest Rate
Credit % of GDP

World Bank’s World
Development Indicators

World Development Indicators is a highly recommended economic
data source. Data in this databank is sourced of national statistical
offices and World Bank’s own surveys. Highly reliable and periodically
updated

World Bank’s Povcal tool

PovcalNet is an interactive computational tool that allows you to
replicate the calculations made by the World Bank's researchers in
estimating the extent of absolute poverty in the world. PovcalNet
also allows you to calculate the poverty measures under different
assumptions. Data is collected by World Bank at different years for
each country

Gini co-efficient ~

n

HDI (Global Ranking and Index)

UN Development Programme

The HDI was created to emphasize that people and their capabilities
should be the ultimate criteria for assessing the development of a
country, not economic growth alone. Annual surveys and report s are
published by the UNDP’s Human Development Report Office
(HDRO)

n

Average Mortgages % of GDP°

The Housing Finance
Information Network
(HOFINET)

HOFINET is a quality-assured web portal that consolidates
international housing finance knowledge. Data is sourced from
Central Banks of the countries reported

Price To Rent Ratio City Centre**
Gross Rental Yield City Centre**

Numbeo online property
database

Numbeo is the world’s largest database of user contributed data
about cities and countries worldwide. This data fills in very important
data gaps in property market. However, sources should be used
carefully and in limited circumstances, unless substantiated by other
sources

Outstanding loan to purchase a home
Outstanding loan for home construction

World Bank’s Global Financial
Inclusion (Global Findex)

The data, collected in partnership with the Gallup World Poll, are
based on interviews with more than 150,000 nationally representative
and randomly selected adults in 148 economies

Cost of a standard 50kg bag of cement
Price of the cheapest, newly built house by a
formal developer or contractor
Size of this house
Minimum stand or plot size for residential
property

2014 (and past years) CAHF
2014 (and past years) CAHF
2014 (and past years) CAHF
2014 (and past years) CAHF

CAHF collects these datasets annually by email questionnaires and
sometimes from online sources. Although very important, the
samples used are usually very small and therefore, this data should be
used only as indicative values.

Ease of Doing Business Rank
Number of Procedures to Register Property
Time (days) to Register Property
Cost (% of property value) to Register
Property

World Bank's Doing Business
Survey

Quantitative data is gathered and analysed in order to compare
business regulations environments across economies and over time.
Survey is done annually using adequate sample sizes in each country.
Highly reliable

n
n

n
n

n
n
n
n

n
n
n
n
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Algeria
KEY FIGURES
Main Urban Centres

Algiers (capital), Oran.

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

84,3 Algerian Dinar (DA)
8.9 | 3.3 | 4.2

Population^ | Population growth rate (2013)^
39,208,194 | 1.87
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 69.51% | 2.80%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

5,360.70 | 2.70%
5,290.00
...
9.80
35.33
93 | 0.717

Lending Interest Rate^
8.00
Credit % of GDP^
16.69
Average Mortgages % of GDP°
1,15% (Badev et al)
Price To Rent Ratio City Centre** | Outside City Centre**
33.43 | 25.59
Gross Rental Yield City Centre** | Outside of City Centre**
2.99% | 3.91%
Outstanding loan to purchase a home, older adults (% age 25+) 7.13
Outstanding loan for home construction, older adults (% age 25+) 5.05

Overview
The People’s Democratic Republic of Algeria is a North African Maghreb state
with over 38 million inhabitants. At 2 381 000 sq km, it is the largest country
in Africa. Algeria has had modest, yet steady, growth over the past few years,
estimated at 2.7 percent in 2013, with GDP per capita of US$5 361. However,
inflation doubled in 2012, then halved in 2013. This has resulted in fiscal deficits
for the past five years, rising to 18.1 percent of GDP in 2014.
The economy remains heavily dependent on the petroleum industry, which
accounts for over 50 percent of budget revenues and 97 percent of export
earnings. Continued high prices on the global oil market has enabled low
external debt of 2.45 percent of GDP, and allowed Algeria to amass significant
foreign exchange reserves, estimated at US$193 billion as of December 2013.
In 2014, Algeria held elections where incumbent President Abdelaziz
Bouteflika was re-elected with 82 percent of the vote for his third consecutive
five-year term. As part of his new term, Bouteflika announced a third five-year
investment programme of US$262 billion for the period 2015–2019. This
programme is aimed at diversifying the Algerian economy, though full details are
yet to be shared. As part of this programme, the government’s commitment
to large-scale social housing programmes was renewed, with 1.6 million units
planned for 2015–2019.
Access to finance
The banking system in Algeria is dominated by six state-owned banks, which
controlled 90 percent of banking assets in 2013, and 80 percent of all loans.
The slow process of financial sector reforms, particularly liberalisation of stateowned banks and companies, has been deferred repeatedly, and is still on hold.
With regard to housing finance, since Bouteflika came into power in 1999,
Algeria has been attempting to reform the mortgage system for improved
access to capital markets and market deepening towards lower income groups.
Yet, despite regulatory reforms, excess liquidity resulting from high petroleum
prices and heavy public spending are spurring high prices and acting as a
disincentive for banks to innovate. The high liquidity of banks in Algeria also
lessens the need to attract further deposits, and cultivate long-term savings, or
resolve asset-liability mismatches.

What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

US$9,41

Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !

153
10
63
7.1

^
~
*
"
°
**
#
!

US$32 000 – US$36 000
(2013)
75 (2013) 80 (2013)

World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

Credit to the economy is low in general (14.54 percent of GDP in 2013), due
in part to a ban on consumer credit in 2009. Housing finance is a particularly
underdeveloped sector, despite the liquidity of the banking sector. In March
2013, mortgage lending was equivalent to about one percent of GDP, making
up six percent of the US$31.4 million total lending of banks which is
dominated, at 90 percent, by business loans. In general, commercial real estate
finance in Algeria represents a larger share of total bank lending than retail
housing finance.
State-owned banks make up nearly all mortgage loans, more than 60 percent
of which are attributable to one state-owned bank, the CNEP (Caisse National
d’ Épargne de Prévoyance – National Savings and Providence Fund). Housing
finance products range in maximum duration from 20 to 40 years at an
interest rate of 6.5 – 7.5 percent, with a maximum loan-to-value ratio for nongovernment programmes capped at 70 percent of the total unit cost.
There are also nine non-bank financial institutions. One of the most useful
tools to promote mortgage lending was the development of the mortgage
security facility in 1997 (SRH, Societe de Refinancement Hypothecaire) with
the goals to improve banking intermediation for housing finance, and promote
the use of secondary financial markets to facilitate access to long-term finance
for mortgage loans, in particular issuing of bonds and other securities to enable
credit refinancing, and developing uniform standards for mortgage
underwriting. SRH is capitalised with a fund of US$52.3 million held at the
Treasury, and US$12.5 million of their own funds. The SRH facility was
complemented by the new securitisation law that came into force in 2006.
The stated objective of the legislation was to free up capital and thereby
enable banks to fund housing construction; yet this financial instrument has not
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been effective in practice. The expansion of secondary mortgage markets is
limited by the lack of maturity in primary mortgage lending markets.
Lease-to-own programmes have recently become a very popular way to access
housing in Algeria. In 2011, the SRH facility received approval to operate
directly in real estate leasing. There are now five non-bank financial institutions
specialised in leasing services, including real estate, two of which were
authorised in 2012, Ijar Leasing Algérie and El Djazaïr Ijar. SRH may have
supported the expansion of the leasing sector, but the main factor for growth
has been the stagnation in the authorisation of new bank licenses.
The main institution providing microfinance services is Algérie Poste, which
was set up as a government corporation on 14 January 2002 to provide both
postal and financial services. Algérie Poste has a large branch network,
especially in rural areas. In 2014, there were 3 309 postal bank branches,
compared to just under 2 000 commercial bank branches or 5.1 branches per
100 000 inhabitants. In 2012, Algérie Poste counted 13 million accounts,
compared to 10 million in commercial banks. There are no specialised housing
microfinance products, but Algerie Poste offers a savings for housing account,
with two percent interest, and acts as a service branch for CNEP accounts,
Algeria's largest housing finance lender. In 2014, Algerie Poste started offering
online and mobile banking services for the first time.
Affordability
Housing affordability is a significant problem in Algeria and the cause of
substantial social unrest. While the supply of housing for high income and
expatriate buyers appears to be sufficient, there is a distinct undersupply of
affordable housing for the lower-income group. Prices in the main urban
centres are equivalent to those of major European cities. In 2014, the priceto-income ratio in Algiers was estimated to be at 26.12 times the average
annual income and it is therefore extremely difficult to access housing on the
private market.
Average annual household income in Algeria was US$11 900 in 2012.
Although inequality is low, with a Gini coefficient of 36.06 in 2010, there are still
19.2 percent of households that earn less than US$420 a month, 28.4 percent
that earn less than US$625, and 20.1 percent that earn less than US$840,
putting the price of housing beyond the means of most households.
Public policy is focused on building a large number of very low-cost rental and
subsidised housing units, yet it is not able to respond entirely to all the demand.
Occupancy rates are high in Algeria, with a population growth of 1.87 percent
and urbanisation above three percent per annum fuelling high new demand
each year for units. However, waiting lists are long, and the down payment to
buy a dwelling can also be prohibitive. For the middle income housing
programme, between DA700 000 and DA1 000 000 (US$8 304 – US$11862)
is required upfront, which is relatively high for the target groups.
Furthermore, according to a World Bank study in 2007, only 14 percent of the
housing assistance made it to the poorest quartile of urban households, though
there are few statistics to verify this.

The result is overcrowding, with Algeria still maintaining high occupancy rates,
estimated at 4.65 persons per household in 2013, and the proliferation of
informal areas.
Housing supply
The national housing shortage in Algeria is estimated at 1.2 million units. The
Ministry of Housing and Urban Development (MHU) announced in July 2013
that he was confident that the backlog would be made up in the next two
years, with 674 000 homes of various types of housing to be delivered in 2013,
and a further 265 000 units in each of the coming years.
The state is the major supplier of various types of housing through the use of
national budget. In May 2014, the Ministry of Housing and Settlements
announced the construction target of 1.6 million units for the five-year period
from 2015–2019, in addition to the 650 000 units that were already in progress
in 2014. Of the 1.6 million new units, 81 700 are planned to be public rental
housing (LPL), 724 000 to be rural homes, 255 000 will be assisted commercial
housing (LPA), 86 000 units will be built as part of the lease-to-own
programme (AADL) and 15 000 units will be part of a new government
programme, started in 2014, aimed at the middle income, known as LPP.
This is the third large-scale social housing programme rolled out by the
government. MHU reports that 810 000 housing units were built under the
1999–2004 housing programme and 912 326 under the 2005–2009
programme. However, only half of those homes promised in the 2010–2014
programme were delivered. A massive DA3 500 to DA4 500 billion (US$41.5
billion – US$53.5 billion) was committed, yet only a total of 693 000 units were
produced against the target of 1.2 million. Land disputes over some project
sites and mismanagement of funds contributed to this shortfall.
These programmes have required an enormous effort that is both widely
publicised and visible. Thousands of housing units have been built by the stateowned firm Cosider. Of the estimated 1 800 building developers constructing
the rest of the public housing, 1 500 are local Algerian firms, usually working on
smaller projects of 100, 200 or 500 units. Three hundred of the developers that
are carrying out the rest of the public housing projects are foreign, many from
Turkey and China, with an estimated 35 000 – 60 000 Chinese construction
workers in Algeria at any one time.
Despite the extent of housing construction, there is still a backlog. In the wilaya
(province) of Algiers, for example, 24 300 temporary structures were built
between 1998 and 2008 and substandard housing as a percentage of total
housing stock rose from 5.9 percent to 9.1 percent, over the same period. In
2014, 72 000 residents were surveyed as still living in precarious housing in
Algiers.There have been additional initiatives to clean up shantytowns with the
slum eradication project Résorption de l’Habitat Précaire, a programme that
included slum-upgrading, redevelopment or resettlement. Started in 1999 with
a World Bank loan of US$150 million, this programme initially identified 65
target sites, accounting for 30 390 inadequate units, housing 172 000 residents.
In July 2014, this programme gained a further commitment of US$90 million
from the new government for the improvement of 25 000 inadequate units.

ALGERIA
100%

>$10.00/day

Constraints on land availability have restricted the emergence of a formal real estate
market; with the state being the primary owner of land there is still very limited supply for
private individuals or developers.

75%

0%

urb

an

$4 – $10 per day

$2 – $4 per day

Housing affordability is often the cause of substantial social unrest with an undersupply of
affordable housing and prices in the main urban centres being equivalent to those of major
European cities.

Alg

eria

is 7

50%

25%
$1.25 – $2 per day
0%

24

<$1.25 per day

Government's commitment to social housing was renewed in 2014, with 1.6 million units
planned for 2015-2019.
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Property markets
Constraints on the availability of land have severely restricted the emergence
of a formal real estate market. The state is the primary owner of land in Algeria
and only very limited supply is made accessible to private individuals or
developers. Furthermore, the land registration system is cumbersome and
unclear. Algeria worsened its rank to 176th in the World Bank’s 2014 Doing
Business Report for registering property, with 10 procedures, taking an average
of 63 days (from 48 days in 2012), costing 7.1 percent of the property value.
Many apartments or plots are left vacant due to disputes over tenure.
The government has attempted to resolve this challenge with a rebate on the
sale price if the land is sold for housing. However, this has mainly benefitted
high income groups. With 90 percent of the population living within only 10
percent of the national territory, and growing demand from high population
growth and urban migration, this obstacle is not likely to be overcome quickly
without significant land policy reform.
The majority of households are forced to rely on public housing programmes,
or otherwise self-build or buy informally. Due to the enormous price gaps
between the private property market and affordable housing constructed by
the state, many of these units are quickly re-released into a thriving black
market. The mark-up of the property value can be up to 40 percent and real
estate brokers engaged in the business demand high commissions to facilitate
the transactions.
To facilitate property development, Algeria introduced a Real Estate
Development Guarantee Fund (FGCMPI) in 1997 and made a Certificate of
Guarantee on advance payments for off-plan sales compulsory. Its purpose is
to reimburse payments made by purchasers in the event of the developer
defaulting on their obligations. This mechanism appears to have been quite
effective. In 2012, FGCMPI had over 1 841 certified developers as members,
of which 12 percent were public, and 78 percent were private. During this
period, FGCMPI provided guarantees for 235 889 LPA units and 30 010 LPP
units, a rapid increase from a mere 510 and 357 respectively in 2000. Current
funding amounted to DA4 billion (US$47.4 million). Despite being obligatory
for off-plan sales, it appears that many developers do still proceed without the
Certificate of Guarantee as it requires a cumbersome application and
certification process.
Policy and regulation
With the return of stability and large oil profits following a decade of civil war,
the Algerian government has played a significant role in addressing the accrued
housing shortages. A large proportion of the population takes advantage of
government housing programmes. For instance, from 1999 to 2012, one third

of those in the Algiers region applied for some sort of government housing
assistance.
The government’s approach to the question of housing is primarily quantitative,
with five types of housing programmes. In 2013 and 2014, the thresholds for
several programmes were revised and the new LPP programme was
introduced, resulting in the following set of housing options listed in the table
below.
Demand for all these programmes is high and supply is insufficient. Allocation
procedures have been brought under scrutiny for clientelism and
mismanagement arguments which are the cause of many protests. In response
to unrest in January 2011, the MHU set up a working group to inspect and
better regulate application and waitlist procedures for the housing programmes,
yet the outcomes of this effort are unclear.
A scoring system has been introduced to the public rental housing programme,
which gives preference to families based on their income, current living and
familial situation, and improves transparency. Distinct issues to resolve are the
verification of the eligibility of applicants – as waitlists are managed locally, there
can be duplication of applicants across regions and people may already own
property or move to precarious housing in shantytowns simply to qualify for
government assistance. In addition, there is a challenge to eradicate fraudulent
documents of identification or false certificates of accommodation.
Opportunities
The outlook for growth in the Algerian mortgage sector remains positive, given
the health of the financial system, the development of legal frameworks and
growing number of banks offering housing finance options. Nonetheless, the
financial sector liberalisation process is essentially at a standstill and the sector
will be at grave risk if oil production falls at any point.
Housing production is still blocked on the supply side, caused by a lack of land
available for private development. In light of this, the 2002–2007 World Bank
project included a nation-wide systematic registration system for physical and
legal properties, and the expansion of the cadastre. New legislation has also
helped to standardise and digitise the registration procedures and designed a
special ad-hoc procedure to expedite the process in urban areas. A 2011 law
that was enacted to grant leases for state land to foreign investors for 99 years
instead of 20 years, has been promising to stimulate private investment in real
estate, although the delivery on the government side has been slow, so results
are yet to be seen in the market-place.

Target
Group

Income Level
(DA)

Income Level
(USD)

Programme

1 – 6 SMIG

18 000 -108 000 DA

$230 – $1 300

The Rural Housing Programme for rural areas, where a household receives a subsidy of US$8 800 for
renovation or new home construction, which is disbursed as progress is made.

<1.5 SMIG

<24 000 DA

<$300

Rental housing for households earning less than 1.5 times the minimum wage, in which construction is
entirely financed by the budget on free government land and rent is extremely low, ranging from US$12 –
US$23 a month. To make more transparent the allocation, the government has created a scoring system
for applicants that take into account a range of conditions.

1.5 – 6 SMIG

24 000 – 108 000 DA

$300 – $1 300

AADL: A Lease-to-Own Programme for households with little down-payment capacity. Units range in
size from 70m2 to 85m2. Small upfront payments are required for entry, and then the lease is guaranteed
100% by the State on a zero interest basis.

1.5 – 6 SMIG

24 000 – 108 000 DA

$300 – $1 300

LPA: The Assisted Housing Programme, started in 2010, LPA aims to facilitate home ownership for
households earning up to six times the minimum wage. There is an upfront grant of either US$5 000 or
US$8 700 to assist with down-payments and subsidised loan finance with interest rates between one and
three percent. Land is provided by the government at discounted rates to developers for these projects
to reduce overall cost, but demand is very high. Units cost between US$32 500 and US$36 800.

6 – 12 SMIG

108 000 – 216 000

$1 300 – $2 700

LPP: A new housing programme aimed at assisting the middle class to purchase housing.There are three
classes, units of 80m2 for US$74 200, units of 100m2 for units of US$92 800, and units of 120m2 for
US$113 000 in a lease-to-own arrangement, with a 10% payment required before entry.

Civil Servants

N/A

N/A

Government employees are also offered low-cost finance, at 1% for a house up to US$86 600 for higher
dignitaries, and US$50 000 for others.
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The government has stated its intention to shift the housing delivery emphasis
from the provision of public housing towards the facilitation of privatelydeveloped affordable housing, financed through long-term mortgage loans. Yet,
the recent announcement of yet another public push on housing construction
demonstrates that there have been very few concrete attempts to facilitate
private sector activity, so many Algerians must simply wait and rely on the public
delivery systems.
Sources
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Angola
KEY FIGURES
Main Urban Centres

Luanda (capital)

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

100.31 Angolan Kwanza (Kz)
10.3 | 9.3 | 8.3

Population^ | Population growth rate (2013)^
21,471,618 | 3.08
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 42.49% | 4.96%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

5,668.12 | 4.06%
5,010.00
36.6
7.50
42.66
149 | 0.526

Lending Interest Rate^
15.81
Credit % of GDP^
24.02
Average Mortgages % of GDP°
11.15 | 7.89
Price To Rent Ratio City Centre** | Outside City Centre**
8.97% | 12.68%
Gross Rental Yield City Centre** | Outside of City Centre**
Outstanding loan to purchase a home, older adults (% age 25+) 4.33
Outstanding loan for home construction, older adults (% age 25+) 11.92

Overview
Angola is an oil-rich nation located in southern Africa. The country has come
a long way since its civil war ended in 2002. Angola has managed to transform
its economy with a real GDP growth rate of 4.06 percent in 2013 projected
to reach 7.9 percent in 2014, the fifth biggest in Africa. This is an impressive
increase from 3.5 percent in 2011, due to the rise in oil prices (oil production
was 1.69 million barrels a day in May 2014) and the growth of 7.7 percent of
other non-oil sectors. The growth in GDP is also attributed to the start of the
Angola Liquefied Natural Gas project that will cost US$9 billion.
Angola is Sub-Saharan Africa’s second largest oil producer and oil revenues
account for about three quarters of domestic revenues and almost half of the
GDP. However, after the crash in oil prices in 2009 and 2014, oil income has
shown some decline. Parts of the non-oil sector are thriving e.g. banking,
telecoms, construction, drinks and retail industries, fuelled by the rise of a new
(though still small) middle class. Manufacturing is picking up, from a very low
base. Analysts suggest that Angolan non-oil GDP needs to expand rapidly to
bring Angola back to the strong performance observed before the 2009 crisis.
While Angola still has high levels of inflation, it is slowly being brought down.
From 11.5 percent inflation in January 2012, the government brought down the
rate to 7.7 percent by December 2013, the lowest figure in two decades.
Despite the declining trend of inflation, the cost of living remains high. The
Angolan economy has grown eightfold since the end of the war, but reducing
poverty has been much slower. National poverty has been reduced from 68
percent in 2001 to 37 percent in 2013. The Gini coefficient stands at 42.7 for
Angola.
Access to finance
The National Bank of Angola has made a concerted effort to increase the use
of banking services in recent years. In the past, commercial banks were
restricted to a privileged elite who could meet the high deposit requirement
to open an account. The government’s decision to pay civil service salaries
only through commercial banks has forced employees to open accounts. In
2012, the National Bank of Angola launched the Bankita programme in an
effort to improve access to banking services, targeted at low income
households. This matched savings programme offers people the possibility to
open a bank account with only Kz100 (US$1).

What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

US$9,11

Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !

179
7
191
3

^
~
*
"
°
**
#
!

US$55 000 (2013)
60 (2013)
250 (2013)

World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

As of 2013, there were 24 banks, four of which are state owned and half of
which have entered the market in the past six years. There is, however,
significant market concentration: Banco de Fomento Angola (BFA), the stateowned Banco de Poupança e Crédito (BPC), Banco Africano de Investimento
(BAI), Banco Espirito Santo Angola (BESA) and the Banco Internacional de
Crédito (BIC) control over 80 percent of total banking assets.
In 2011, four banks – BFA, BIC, BAI and Banco Totta Caixa Geral Angola
(BTCGA) – offered loans for housing. In 2012, it was confirmed that BPC
would also start offering housing loans, and by 2013 four more banks
committed to start offering housing loans. In 2012, the government
announced the establishment of a Housing Development Fund that aims to
encourage commercial financial institutions to provide credit for the purchase
of a house by providing subsidies to banks to reduce their interest rates and
by providing financial guarantees to reduce risk and entice banks into the
market. Nine banks are involved in this programme. The fund provides 80
percent of the loan to value, and by mid-2013 was offering loans for a select
number of government sponsored housing projects in Luanda.
In 2013, the Angolan government launched a subsidised rent-to-purchase
scheme through Delta Imobiliaria. This scheme offers a three percent interest
rate on twenty-year mortgages and is targeted at state-built apartments and
housing units.
There is growing interest in the mortgage market. BAI, for example, is now
offering terms of up to 20 years and financing up to 85 percent of the value
of the property. Other banks finance house acquisitions as unsecured
consumer loans. These products typically have much higher interest rates and
shorter repayment periods of around 36 months. Lending for house
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acquisition is still low, but growing. Only 7.6 percent of housing credit held by
households came from banks in 2009, with the rest obtained from family and
friends, savings and employers. In 2010, lending for housing picked up from
Kz84 billion (US$837 million) in July to Kz189 billion (US$1.8 billion) in August
2010. By mid-July 2013, individual housing loans were still under eight percent
of the portfolio of Angolan banks. However 16 percent of overall investments
from banks went into housing, the majority of which was for construction by
commercial companies.
Until recently, lenders have not had access to a credit information system. The
public registry covers 2.3 percent of adults (2013). Lenders have also had to
make do without a national identification system. The recent creation of credit
bureaux has led to some improvement, but there is still little information
available about businesses, and the quality of information is very poor. Only a
few companies are audited.
The microfinance sector has seen some growth, but the penetration rate of
microfinance institutions (MFIs) remains low, with little more than 30 000 active
clients. Only two MFIs – KixiCredito and NovoBanco Angola – report to MIX
Market, an online source of microfinance performance data and analysis, which
recorded US$13.2 million worth of loans disbursed in 2011. Most
microfinanciers are financial banks; KixiCredito is the largest non-bank
microfinancier. In 2014, KixiCredito has a gross loan portfolio of US$32 million,
with loans to 20 000 borrowers. It offers a housing microfinance product
known as KixiCasa, that enables groups of between three and five people to
access 36-month loans from US$1 000 to US$10 000.
The social security system covers less than 10 percent of the economically
active population and mainly benefits government functionaries. There are
some special pension funds set up for war veterans and oil sector workers,
and there is scope for harnessing these resources for housing, through lending
to pensioners as well as broader involvement in the residential development
industry.
Affordability
Angola has a reputation of having one of the world’s most expensive real estate
markets, and Luanda ranked first in Mercer’s 2014 Cost of Living survey for
expatriates, for the second year in a row. Angola's property market is still in
its infancy with most properties being bought new or off plan and little turnover
of real estate. The focus of formal commercial developers so far has been on
the higher income category where a two-bedroom apartment’s rent can reach
US$7 000 a month, while a three-bedroom house in Luanda costs about
US$250 000. Outside the main city, property prices have begun to fall with the
release of over 25 000 government-built apartments on the market. The
cheapest commercial properties are found in Camama, an hour's drive from
central Luanda, where there are limited asphalted roads and poor electricity
supplies. There, a two-bedroom apartment costs US$200 000, compared with
US$840 000 in Maianga, an inner-city district.

that the supply of housing within an affordable price range for the 38 to 50
percent of the population living below the poverty line is very thin, and
financing is not readily available. High interest rate spreads (15 percent in
2014), have contributed to a moderately low ratio of private sector credit, and
very limited affordability for housing.
The Angolan economy has in the past been noted for its very low levels of
investment, both public and private. At 13 percent of GDP, it is well below the
average of 24 percent for Sub-Saharan Africa. Private investment represents
just three percent. The 2013 state budget called for a steep increase of 60
percent in capital expenditure, and a further 30 percent increase in 2014, which
will make Angola one of the countries with the highest social expenditure, as
a percentage of GDP on the continent. Over a third of the 2014 state budget
has been dedicated to the social sector, mainly directed to education, health and
social security. Social housing, however, despite public pronouncements to the
contrary, has not received the same attention. Historically, attempts at
facilitating affordability for housing have been limited. The proportion of the
state budget invested in housing rose from 1.07 percent in 2012 to 3.94
percent in 2013. The 2014 state budget provisioned only 1.42 percent
amounting to a sum of US$1 000 million.
In 1992, the government initiated a programme of selling housing confiscated
from the departing colonisers. In general, these houses cost a modest
US$12 000 at the time. This opportunity to purchase state-owned property
was restricted, however, and only long-term occupants and renters of these
houses or flats benefited. The government also created the National Housing
Institute, which developed the Urbanização Nova Vida housing project in 1995.
It was designed to build 1 430 homes for public sector workers and some for
the general public, in two phases. The official average price at that time was
about US$45 000 for an 85m2 apartment, a bargain considering the dearth of
supply for this segment of the market. The eligibility criteria for the project
were not well defined, however, and the project has had little effect on demand.
In more recent years, the Angolan government has adopted four strategies
that could significantly reduce poverty levels in the country: ‘Water for All’; ‘My
Dream, My Home’, a programme to supply one million houses; decentralisation
and fiscal deconcentration; and a commitment to halve poverty by 2015.
Housing supply
The civil war left a legacy of a highly urbanised population, living in areas with
little developed infrastructure. The estimated housing deficit is close to two
million units. Some 30 percent of the population have no access to electricity
and less than 42 percent have access to clean water. The rural areas are the
most severely affected, and the government has launched a strategy to supply
rural and peri-urban areas with water. Infrastructure limitations restrict housing
development in urban areas and make development expensive. This has led
to a severe shortage of habitable housing in urban areas and widespread slum
development. The country’s urban areas also lack basic land tenure laws and
regulations to deal with the highly urbanised, high density reality they face.
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In 2013 the government launched a subsidised rent-to-purchase scheme through Delta
Imobiliaria which offers 3% on twenty-year mortgages and is targeted at state-built
apartments and housing units.
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For most Angolans, auto-construcao or self-build is the predominant method
of housing development. There have been positive developments aimed at
harnessing this self-build energy to create better settlements and prevent the
development of slums. The government has recognised the potential of selfbuild, making it an important element in its ‘one million houses’ programme by
providing serviced and legalised land to families who wish to self-build.
The ‘one million houses’ programme was announced in 2008 and was
envisaged to be completed by the end of 2012. The NHI was to lead the
project with the cost of these houses to be no more than US$60 000 –
although this was still out of reach for most people. The public and private
sector were meant to deliver around 12 percent of these units and cooperatives eight percent, while the majority, more than 68 percent, were meant
to be delivered through self-help initiatives. In this context, the state also
announced a Social Housing Programme to provide various degrees of subsidy
for housing, depending on income. The reservation of 100 000 hectares of
land for housing purposes (of which 32 800 hectares would be in urban areas),
distributed over Angola’s 18 provinces, was also included as part of this
ambitious delivery programme. However the housing programme is not
delivering as expected, with homes that have been built often remaining
unoccupied, are poorly located and unaffordable. By 2013 a large number of
middle class housing units subsidised by the state had been released onto the
market, but even with subsidised mortgages, they served mainly better paid civil
servants. The state has failed to produce sufficient sites and serviced plots of
land for the self-help housing sector.
Homeless International, a British NGO supported by UKAid, began working in
2011 in partnership with NGO Development Workshop Angola, to support
poor communities in Luanda to work together to improve living conditions
and reduce poverty. In 2012, Homeless International gave Development
Workshop access to its CLIFF line of financing for a new social housing project
in Huambo Province. End-user finance for incremental housing is being
provided by the microfinance institution KixiCredito’s housing finance arm,
KixiCasa.
The domestic construction sector in the country is underdeveloped, and the
local construction material industry remains inadequate to meet all of the
demand for mass housing. This means many building materials are imported.
There are campaigns, including financial incentives, to encourage the
development and establishment of local manufacturing capacity for cement,
ceramics, ironware and timber. Many property developers in the country are
foreign-owned or staffed.
Chinese investment is significant, and has come under scrutiny in recent years.
In 2012, BBC News reported on a US$3.5 billion ‘ghost town’ built in Kilamba
by the China International Trust and Investment Corporation. Financed with a
Chinese credit line, which Angola is repaying in oil, the development covers
5 000 hectares about 30 kilometres out of Angola’s capital city, Luanda, and
includes apartment buildings, schools and retail units. It is one of several new
‘satellite cities’ being constructed by Chinese companies. However, flats in the
complex, between US$120 000 and US$200 000 a unit, were far from
affordable for the vast majority of Angolans. The government has planned a
total of almost 120 000 housing units for Luanda, including about 40 000 units
that are to re-house residents of the inner-city bairros (areas) of Sambizanga,
Cazenga and Rangel.
At the beginning of 2013 the Angolan government substantially reduced the
selling price of apartments in several of its large scale housing projects in
Luanda and set up a real estate company, SONIP, under the state petroleum
company Sonangol. Substantial subsidies were introduced and the price of a
three-room apartment was brought down from US$120 000 to US$84 200,
which could be purchased on a three percent mortgage over 15 years with a
US$14 000 down-payment and US$390 monthly payments. This brought
apartment ownership within the reach of middle-level civil servants earning
over US$1 500 a month. It remains unclear whether this subsidy will be
extended to other satellite towns, and to the full, low income population. 151 800
units are being financed nation-wide and are either being built currently or
have been delivered. In August 2014, the SONIP housing portfolio was

transferred to the Angolan private housing management company, Imogestin
SA.
Property markets
Property prices in Luanda remain high but below their peak of 2008. A big part
of the growth of Angola’s banks can be ascribed to their financing of the real
estate bubble. The demand for high-end, quality housing in secure
developments, with the reliable provision of utilities, means rental and sale
prices are among the most expensive in Africa and in the world. There is a
thriving land market in Luanda but it operates mainly in the informal sector, with
less than 10 percent of land parcels outside the urban core having legal titles.
There have been signs, however, that the lucrative market at the higher end has
slowed down considerably.
A new set of laws for rentals and the transfer of housing has been adopted,
replicating Portuguese legislation and making investment in rental housing more
attractive to investors. A withholding tax of 15 percent on rental income has
been introduced, while taxes on industrial rents have been lowered. Property
transfer taxes have been reduced from 10 percent to two percent, and have
been eliminated for low cost housing. Stamp duties have been reduced from
0.5 percent to 0.3 percent and the tax on housing credit has been reduced
from 0.3 percent to 0.1 percent, while land registry fees have been reduced by
half. Since 2005, Angola has made significant progress in reforming the
administrative processes for starting a business and registering a property. The
cost of transferring property was reduced from 11.5 percent of the property
value in 2005 to three percent in 2014. This can be attributed to Angola
reducing property transfer taxes.
Policy and regulation
Angola has a Ministry of Urbanisation and Housing, a National Housing Institute,
a Ministry of Public Works, and an Office of Special Work, all with land and
housing-related mandates. Still, policy and legislation around land tenure are a
major hindrance to the growth and development of Angola’s housing market.
The poor often obtain land through informal processes in urban areas, but
there is always the threat of forced evictions. This has happened relatively
frequently in recent years as urban renewal and infrastructure have been
priorities. The government needs to provide greater security of tenure for
poorer households and the many overlaps between the various state actors
in granting property rights need to be clarified.
Obtaining the official permits and licences necessary to operate remains both
costly and time-consuming, although there have been improvements since
2013. Construction permits now take on average 204 days to obtain (down
from 348 days in 2013), and it costs 130.1 percent of Angola’s annual per capita
income to complete the eight procedures needed to start a business. It is
extremely difficult to enforce a contract (contracting is Angola’s weakest area
of business regulation). It takes 1 296 days (an increase from 1 011 days in
2013) to resolve a contract dispute, and the average cost of doing so is equal
to 44.4 percent of the value of the claim. These regulations are intended to
protect the public, but their costly, time-consuming and otherwise inefficient
administration places excessive constraints on businesses, damaging the
efficiency of the economy as a whole.
At 187th of 189 countries in 2014, Angola ranks among the worst in the world
for ease of contract enforcement. The country’s legal and judicial system is
hampered by a general lack of capacity, and has largely ineffective mechanisms
for the resolution of commercial disputes. The judicial system also often lacks
the capacity to assert its independence. While the National Assembly
approved the Voluntary Arbitration Law in 2003 to provide a general legal
framework for faster, non-judicial arbitration of disputes, this has yet to be fully
implemented. No further regulations have been published.
There have been some positive developments. Law number 3/07 of 2007,The
Basis of Housing Development (De Bases do Fomento Habitacional) promotes
the emergence of public and private finance for housing construction. It is the
statutory basis for the Housing Investment Fund. The law formally recognises
the role of directed self-construction as a method for housing development.
Regulations to implement the law are yet to be promulgated, however. Also,
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the government in July 2009 approved an ordinance that grants duty-free
imports of various materials for the construction of housing. But by 2013, bylaws regulating and simplifying the legalisation of land in the large informal
settlements around Angola’s major cities were not yet published. Some local
administrations, such as the Municipality of Huambo, have introduced innovative
land management and house construction approval procedures that have bypassed the shortcomings of the law.
Opportunities
Angola has strong potential to receive inflows of foreign direct investment
thanks to its natural resource wealth and related booming economy, but its
unfavourable business environment holds the country back from fully realising
these gains. The government needs to resolve the issues that contribute to this
challenge to sustain its economic growth in the long run as well as to create
greater facility for other sectors, beyond extractive-related ones, to grow.
Foreign direct investments have come mainly from China, and this country has
come to play a major role in the economy of Angola. In 2014 around 50
percent of Angola’s oil exports go to China, totalling about US$30 billion (in
the year up to the end of March 2014). China will continue to play a role in
Angola’s economy in the foreseeable future, especially within the construction
sector. Angola draws from China its professional contractors to undertake
most infrastructural projects in exchange for oil.
The real estate sector has historically been overly focused on high-end housing
developments because of the ready market created by oil companies and their
employees, amid record prices and oil exports in 2007 and 2008. This has
changed with the recent economic downturn, and more and more developers
are realising the potential for more affordable housing, targeting the middle to
lower middle income earners in the country’s urban centres. There are
opportunities both in financing and development. The ambitious government
housing programme will further provide opportunity for residential financers
and developers if incentives are fully implemented.
Housing microfinance presents big opportunities, having the advantage of a
supportive legislative regime that formally recognises incremental housing, an
established tradition of microfinance lending, established practices by players
such as KixiCrédito, and recognised significant demand for it.
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Benin
KEY FIGURES
Main Urban Centres

Porto-Novo (capital),
Cotonou

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

529,3 West African CFA
6.6 | 2.6 | 2.3

Population^ | Population growth rate (2013)^
10,323,474 | 2.68
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 43.09% | 3.66%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

804.67 | 5.60%
790.00
36.2
1.00
38.62
165 | 0.476

Lending Interest Rate^
..
Credit % of GDP^
24.92
Average Mortgages % of GDP°
Price To Rent Ratio City Centre** | Outside City Centre**
Gross Rental Yield City Centre** | Outside of City Centre**
Outstanding loan to purchase a home, older adults (% age 25+) 0.62
Outstanding loan for home construction, older adults (% age 25+) 4.05

Overview
Benin is a small country in the West African Economic and Monetary Union
(WAEMU). For years, agriculture has been the main driver of the economy
through cotton exports, which account for over 40 percent of export revenues.
This has changed over the last decade, with services taking the lead. The
country has recovered from a slowdown in agricultural production following
2009 and 2010 floods. GDP has increased steadily, from 2.5 percent in 2010
to 5.4 percent in 2012, reaching 5.6 percent in 2013. Over the past three
years, GDP growth has been driven by an increase in agricultural production
and in activities at the Port of Cotonou, resulting from modernisation works
undertaken under the Millennium Challenge Account Programme and private
investor Bolloré. In 2014, the World Bank’s Doing Business Report ranked
Benin 174th out of 189 economies on the ‘ease of doing business’ global index,
moving up one rank from 2013.
After reaching 6.7 percent in 2012, inflation slowed to around 1.1 percent in
2013, thanks to the normalisation of the petrol market in neighbouring Nigeria,
after a hike in 2012.
Benin’s public finance is under stress due to changes in trade policy in Nigeria,
which significantly reduced re-exportation taxes on rice and several imported
products transiting in Benin. According to the 2013 general census, Benin’s
population has reached 10.5 million.
Access to finance
The country’s financial sector is concentrated in commercial banks; other
sectors are still in their infancy. At the end of 2013, there were 14 commercial
banks with about 190 branches and 254 ATM machines, with a total of 892 914
bank accounts for about 10 million inhabitants. Three new banks appeared on
the landscape (United Bank for Africa – UBA Benin, CCEI Bank Benin, and
CBAO – Groupe Attijariwafa Bank) while two banks had their agreements
cancelled (African Investment Bank – AIB, and The Regional Solidarity Bank –
BRS Benin). In 2013, loans disbursed were estimated at CFA Francs 1 023 billion
(US$1.93 billion), a 10 percent increase from 2012. 51 percent (CFA Francs
518 billion or US$978 million) of loans were medium- to long-term loans, but
the latter remain marginal. Access to credit as measured by credit to the
economy rose to 25 percent of GDP in 2013, its 2011 level, compared to 24

What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

US$8,35

Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !

174
4
120
11.7

^
~
*
"
°
**
#
!

US$17 282
44
250

World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

percent in 2012. Lending rates remain moderate, but are among the highest
in the region, averaging 8.5 percent in 2013. Despite the creation in 2010 of
the Regional Mortgage Refinancing Fund (Caisse Régionale de Refinancement
Hypothécaire – CRRH), lack of long-term financing remains the main reason
for the low provision of long-term credit. In 2013, other stakeholders in the
financial system included two pension funds (serving about 50 000 citizens)
and the insurance sector, with an insurance premium equivalent to 1.7 percent
of the country’s GDP.
Housing finance has been growing, driven mainly by banks with donors
showing some interest. Most housing loans are provided in two forms:
medium-term construction material loans, and group lending. The mediumterm construction material loans are granted to individuals at an interest rate
of 10.5 percent to 11 percent, and a repayment term from three to five years.
The group lending products are usually granted to private organisations or to
parastatals to distribute to their employees, where the organisation is
responsible for repayment of the loans. Products such as ‘consumption loans’
(with a two-year maximum term) or ‘equipment loans’ (with a five-year
maximum term), are often used as housing finance, and often for home
improvements.
In 2013, there was a total of CFA Francs 20 613 million (US$38.91 million)
housing loan provided by Benin banks. This reached CFA Francs 6 035 million
(US$11.4 million) for the first two months of 2014, compared to CFA Francs
4 123 million (US$7.8 million) for 2012. The increase is explained by the sale
of the first units of the government promoted affordable housing programme.
In July 2010, the WAEMU created a regional mortgage refinance fund called
Caisse Régionale de Refinancement Hypothécaire (CRRH), hosted at the
West African Development Bank (BOAD). With an initial capital of CFA
Francs 3 426 million and a partnership with 31 banks in the region, the CRRH
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aims to provide long-term resources that will allow lenders to develop longterm mortgage products at relatively moderate rates. The number of partner
commercial banks and housing financing institutions of the CRRH reached 46
in January 2014, including Shelter Afrique. Between the time of its creation and
January 2014, CRRH mobilised about CFA Francs 52 billion (US$98 million) in
long-term resources for 23 partners banks in the eight WAEMU countries.
As a result, some banks have designed specific housing finance products, such
as the housing savings plan of Ecobank Benin, which provides access to relatively
lower interest rate housing loans for savers. In 2012, Bank of Africa Benin
launched the ‘housing loan’, a new product specifically targeted to those looking
for long-term housing finance. The term of this loan can go up to 20 years, with
an interest rate as low as 6.5 percent. The housing loan was launched in
partnership with the Benin Housing Bank and is secured by a mortgage on
the house for which the loan is requested.
The first of its kind in the country, Benin Housing Bank (BHB) was founded in
2004 by a public private partnership between the government and private
stakeholders, including the Bank of Africa, to provide solutions to the demand
for housing finance in the country. It is expected to provide 50 percent of its
loans to affordable housing projects, although this is not always achieved. Some
specificities of this include that the maximum borrower’s net monthly income
should be CFA Francs 250 000 (US$472) and that the maximum value of the
housing units or the improvements should be CFA Francs 150 000 per m2,
within an upper limit of CFA Francs 12 million (US$22 671) for a whole house.
BHB is reportedly the most important originator of housing loans in Benin. At
December 2013, the total outstanding loan by the BHB was CFA Francs 23 561
million (US$44.5 million).
In 2010 the WAEMU Banking Law changed, requiring an increase in the level
of bank capitalisation within the community. As a consequence, BHB increased
its capital to the minimum of CFA Francs 5 billion (US$9.4 million) required
from all banking institutions by the WAEMU Bank commission. This increased
available resources for the bank and should increase the number of housing
loans and other medium- to long-term credits in future. The Bank of Africa
Group remains the main shareholder of BHB, with more than 77 percent of
the shares.
In 2012, the BHB as part of its expansion and decentralisation plan created a
new branch in the populous municipality of Abomey-Calavi on the northern
side. Abomey-Calavi was strategically chosen given its “dormitory town” status,
as many of those working in the capital city live there.
While Benin is known to be one of the most stable democracies and
economies in West Africa, lending rates offered by its banks are among the
highest in the WAEMU. In 2013 the average interest rate was around 8.5
percent, down from 2012. This confirms the downward tendency noticed in
recent years, (as low as 6.5 percent for long-term loans) as the macroeconomic
and political environment remain stable and competition increases in the
banking sector.
The savings culture of the Beninese has driven the growth of microfinance,
making it a significant player in the country’s financial system. As of March 2014,
there are 54 registered microfinance institutions with 742 service points,
serving 2.25 million clients. The Fédération des Caisses d’Epargne et de Crédit
Agricole Mutuel (FECECAM) is the biggest network, gathering more than 80
percent of clients. The penetration rate of microfinance reached 85 percent
in 2014. By March 2014, CFA Francs 92 billion (US$173.8 million) represented
the total outstanding debt of all of the 54 microfinance institutions (MFIs) for
a total deposit of CFA Francs 77 billion (US$145.4 million). A significant change
in the microcredit sector since 2013 is the joining of LITTO Finance as the
second private corporate MFI with FINADEV, a branch of the ORABANK
group.
Some of the MFIs offer housing finance products. For example, PADME offers
loans of up to CFA Francs 10 million (US$18 900) over 60 months, at 1.5 to
two percent interest a month. A critical challenge facing these MFIs is the
limited amount of resources available to manage larger size housing loans in the
longer term.
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Affordability
Affordability is a serious issue since incomes are relatively low compared to
housing unit prices. According to a 2011 survey, just under 55 percent of
Benin’s population lived below the international poverty line of US$1 a day,
and less than one percent belonged to the upper portion of the revenue
distribution chart. The cheapest properties cost about CFA Francs 8.9 million
(US$16 800), or 270 times the median revenue.
Affordability of housing is exacerbated by rapid escalations in land prices,
especially in newly urbanised areas. However, speculation also drives prices,
with more intermediaries positioning themselves between property owners
and buyers. Increasing land prices have driven lower and middle income people
to move further from the inner city to where they can afford land. Adding to
the rising land price is the increased price of construction materials. For
example, the price of a ton of cement produced locally has increased by more
than 30 percent between 2008 and 2012. The government of Benin explained
that it wanted to align with prices in other countries of the region to avoid
potential shortages that could be created by a higher incentive for producers
to export their production. However, the completion of a new cement plant
(Nouvelle Cimenterie du Bénin – NOCIBE) in 2013, drove the price of a 50kg
bag of cement down from its CFA Francs 4 550 (US$8.6) level. Today a ton
of cement costs between CFA Francs 85 000 and CFA Francs 87 000 or
between US$8 and US$8.2 for a 50kg bag, a decrease of 3.3 and 5.5 percent
respectively. A standard sheet of corrugated iron is US$5.83.
The cheapest newly built house by a formal developer today is US$17 282
and this is 44m2. A minimum plot size for residential property in urban areas
is 250m2. Owning a property requires a minimum of CFA Francs 8.9 million
(US$16 815) for a one-bedroom housing unit in the government’s new
‘10 000 affordable housing units’ programme, or CFA Francs 11 million and
CFA Francs 12.8 million respectively for a two-bedroom and a three-bedroom
house. The programme delivered some 2 100 housing units in 2012 and a few
more in 2013, way behind schedule. This adds to 240 high-end villas built
between 2008 and 2010, costing about CFA Francs 350 million per unit.
Properties in business or industrial estates cost as much as CFA Francs 144 261
per m2. At the same time the minimum salary was set to CFA Francs 40 000
or US$76 in April 2014, while the average monthly salary is estimated at CFA
Francs 32 800 or US$62. Thus the cheapest housing unit costs 271 times the
monthly average salary.
People therefore develop creative ideas to save and self-build their housing.
Some establish informal savings groups (known as in-kind tontines) to access
building materials, mostly cement. A beneficiary in the group is chosen
randomly, each member benefits only once, and the tontine runs until all have
benefited. However, as building material increase in price, the feasibility of this
kind of scheme is under strain.
Housing supply
There are four major contributors to the housing stock in the country –
households, government agencies, public private partnerships and private
developers. Despite various efforts, formal housing supply still lags behind the
demand. In 1978 the government established the National Society for the
Production of Housing (Societe Nationale de Gestion Immobiliere, or
SONAGIM) as a strategy to increase low income households’ access to
affordable land and housing opportunities. At the same time, the former Benin
Development Bank (BBD) and a number of other public companies were
involved in the production of housing units until 1990. The most significant
housing project plan by SONAGIM was the construction of 1 000 housing
units in Cité Houéyiho, with government providing the infrastructure. However,
only 149 housing units were built. As a result of structural problems, the
organisation was closed in 1998 and replaced by the Construction and Real
Estate Management Company (Société de Construction et de Gestion
Immobilière, or SOCOGIM).
With the emergence of a market economy in the country, there has been an
upsurge of housing projects through public private partnerships. A number of
these have been in the affordable housing space, for example, the Arconville
project in partnership with Shelter Afrique for the construction of 10 000
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Several key issues relating to land title have been addressed, which should better secure
land property rights and remove a major constraint to the country’s housing sector.

affordable housing units, the ‘1 042 affordable housing units’ programme
launched in 2001 in Abomey-Calavi in partnership with the Betsaleel Building
Group and the support of Shelter Afrique, the ‘600 housing units’ programme
launched in 2001 in partnership with Benin Kasher, a private company, and the
‘13 500 affordable housing units’ programme across the country in partnership
with the Servax Group (although the latter has been put on hold due to
financial difficulties). Atlantique Bank has also been involved in the ’10 000
affordable housing units’ programme and provided a CFA Francs 2 billion
(US$3.7 million) contribution to its financial setup. This was complemented by
a commitment of over CFA Francs 10 billion by the Benin Housing Bank. From
its launching to date, it is not clear how many housing units have been
completed. However, in June 2013 the government confirmed the completion
of 1 383 units whose sale has been formally authorised.

registering a property takes an average of 120 days and four procedures, and
costs 11.7 percent of the property value, placing Benin 137th out of 189
countries. This discourages a lot of people from getting a construction permit.
Fortunately, with the enactment of the new Land Code, a new agency, the
National Agency for Domains and Land (Agence Nationale du Domaine et du
Foncière) will be created, which is to be a ‘one-stop window’ for property titling.
This should streamline property titling procedures, reducing costs and burdens
on titling requestors. However, no serious advances were made on this in 2014.

In 2011, a project involving the delivery of 40 affordable housing units as part
of an agreement between the Venezuela and Benin governments was
completed, slightly increasing the available housing units.

The sale of the first units made available through the government’s ‘10 000
affordable housing units’ programme started in 2012. While the sale of the
housing units has increased, some new owners complained about the lack of
amenities (water and electricity) promised. Those who acquired properties
on the Houedo site also complained about accessibility to their properties and
security concerns. Transparency on the sale remains a serious issue as the
Agence Fonciere de l’Habitat has not published any statistics on sales. However
it is well known that the acquisition rate is much lower than expected. The
main problem is affordability, even for civil servants who find it very difficult to
mobilise the down-payment. The government is exploring the option of leasing
to ease access to these properties.

In 2012, Shelter Afrique expressed interest in supporting the managing agency
of the ’10 000 affordable housing units’ programme, the Land Housing Agency
(Agence Foncière de l’Habitat), in developing high-rise apartment units along
the Cotonou lagoon. This programme is expected to add to the supply of
housing units in the country.
In 2013, two new housing providers were established – the Executing Agency
of Public Interest Works in Benin (Agence de Gestion des Travaux d’Intérêt
Public, or AGETIP-Benin) and the international NGO Voûte Nubienne based
in France. While AGETIP Benin with its ‘Villas de l’Atlantique’ project focuses
supply on urban areas in Cotonou and Abomey Calavi, the NGO Voûte
Nubienne targets rural areas. AGETIP plans to develop three different types
of villa in Fidjrossè, a residential neighbourhood in Cotonou and in AbomeyCalavi, for a total of 120 housing units costing between CFA Francs 76 million
and CFA Francs126 million (US$143 586 to US$238 000). AGETIP is
completing this project in partnership with local banks such as Ecobank Benin,
the Banque de l’Habitat du Benin and the Sahelo-Saharan Bank for Commerce
and Investment (BSIC). In 2014, AGETIP launched the sale of new empty plots
in the cities of Cotonou and Abomey-Calavi, costing between CFA Francs 2
000 and CFA Francs 20 000 per m2.
Voûte Nubienne will contribute to the supply of rural housing units by training
rural artisans in local construction techniques. This aims to stimulate the ownerbuilder process in each village by relying on local resources, including labour. For
its first year, Voûte Nubienne focused its work on four communes in the
northern part of Benin.
Property markets
Land titling is still a major challenge. According to the World Bank’s 2014 Doing
Business Report, Benin ranked 95th out of 189 countries on the ‘Dealing with
construction permit’ indicator. This is a nine point drop from 86th in 2013. It
currently still takes an average of 188 days and 11 procedures, and costs 165.3
percent of the per capita income to obtain a construction permit. Likewise,

Property markets are dominated by the trade of empty plots. Trade of built
housing units is very limited, with only a few high-end units (built in preparation
for the Community of Sahelo-Saharan states [CEN-SAD] summit in 2008) on
the market.

Despite important progress made in securing property rights on land by the
Millennium Challenge Account Benin programme of 2007 to 2011, trade of
empty plots continues to be limited by the absence of a comprehensive
cadastre and limits (the length and cost of the process) in establishing land
titles on plots on the market. The new Land Code will create a cadastre, but
in the meantime, urban land registries in a few of the big cities are the only
mechanisms available.
Policy and regulation
Benin’s first housing policy was adopted in 2005. This complements other
urban development policies such as the National Land Use Planning Policy
statement and the Urban Policy statement. It aims to improve land tenure
security and make public intervention more effective, to encourage individual
housing investment efforts through relevant regulatory and operational
provisions, to develop public private partnerships for the production of housing,
and to define the rules and access conditions to housing. The housing policy
framework prescribes that land subdivisions in any municipality should be
subject to the existence of a master plan, a schematic structure and a land use
plan. However, it is doubtful whether municipalities comply with this, as the
framework does not make their role clear. The implementation strategy for the
housing policy framework includes the improvement and strengthening of the
regulatory and institutional framework for housing, the promotion of local
building materials, and the establishment of a mechanism for housing finance,
specifically the creation of a housing bank. One evident output thus far is the
creation of the Benin Housing Bank.
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A National Land Use Planning Policy was adopted in 2002 with the objectives
of promoting land use planning and the rational management of resources, as
well as strengthening basic infrastructure at the local level. The success of this
is yet to be seen, however, as it is not well known to prospective stakeholders
such as local governments.
In 2012, alerted by citizens in several municipalities and communes, of
mismanagement of public and private land, the Minister of Decentralisation
issued a hold on any new land subdivision and commissioned investigations of
cases of non-transparent land subdivisions. Several workshops were held at
national level to deepen reflections on a new land policy for Benin. An
important advance in the regulatory environment was the vote early in 2013
by Parliament of the new Benin Land Code. This reorganises land property
rights and puts an end to the legal dualism inherited from the colonial era,
creating a unified land tenure system.
Opportunities
People in Benin take pride in owning their house. The demand for housing is
therefore very high. A study launched in 2012 by the Land Housing Agency
(Agence Foncière de l’Habitat) on the housing market in Benin should provide
much information on the characteristics of housing demand, although it is yet
to be validated. There is also a strong commitment by the government to
invest in the housing sector, as illustrated by the launch of the ’10 000 affordable
housing units’ programme in 2008.
A draft white book on land policy was developed in 2010 with the support
of the Millennium Challenge Account Benin. Although not yet enacted into
formal policy it significantly inspired the new Benin Land Code. Consultations
on the reform continued in 2012. Once enacted, the policy will provide the
foundation for stronger property rights on land and offer better security for
investment, including in housing. The policy aims to help secure access to land
and land ownership, facilitate the access of public authorities to land, improve
management by the state and decentralised communities of their respective
jurisdictions, and regulate land transactions and land transfers.
With the intervention of the Millennium Challenge Account programme in
Benin, which ended in 2011 after five years, several key issues relating to land
title have been addressed, which should better secure land property rights and
remove, at least partially, a major constraint to the country’s housing sector.
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Botswana
KEY FIGURES
Main Urban Centres

Gaborone (capital),
Francistown

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

9,34 Botswanan Pula (P)
7.5 | 6.1 | 5.7

Population^ | Population growth rate (2013)^
2,021,144 | 0.86
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 56.94% | 1.28%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

7,316.88 | 5.90%
7,730.00
30.6
17.70
60.96
109 | 0.683

Lending Interest Rate^
10.19
Credit % of GDP^
32.04
Average Mortgages % of GDP°
6.59% (2013)
Price To Rent Ratio City Centre** | Outside City Centre**
11.01 | 47.6
Gross Rental Yield City Centre** | Outside of City Centre**
9.09% | 2.10%
Outstanding loan to purchase a home, older adults (% age 25+) 1.77
Outstanding loan for home construction, older adults (% age 25+) 3.32

Overview
Botswana is a land-locked country in southern Africa, with a population of just
over two million people, and known for its mining and natural resource base.
Home to the headquarters of the Southern African Development Community
(SADC), Botswana has been one of the fastest growing economies in the
region. Following a dip in the demand for its resources, which reflected in poor
GDP figures in 2008 and 2009 (-3.7 percent), the economy grew by 6.1
percent in 2011, and then by a more modest 4.3 percent in 2012. The lower
growth rate was due to declines in the mining sector, which registered a
negative growth of 8.1 percent in 2012, as well as the water and electricity
sector, which declined by 41.9 percent. Economic performance improved in
2013, with real GDP growth estimated at 5.4 percent. Growth is expected to
remain around five percent in 2014 and 2015.
Preliminary estimates for 2013 indicate an overall fiscal balance of a surplus of
P7.9 billion (US$846 million), recovering from the September 2012 deficit of
P696.61 million (US$74.6 million). The surplus reflects government’s continued
efforts to cut down on spending, particularly on the wage bill, in the face of
declining revenues. This is also reflective of increased receipts from the
Southern African Customs Union, and the increase in diamond exports. In the
World Bank’s 2014 Doing Business Report, Botswana was ranked 56th out of
189 countries, the third highest in SADC after Mauritius (20) and South Africa
(41), and the fourth highest in Sub-Saharan Africa after Rwanda (32). Starting
a business, getting electricity and trading across borders are the weak elements
of the business environment. The Ibrahim Index of African Governance ranked
Botswana second (with a 77.6 percent score) in terms of overall sustainable
economic opportunity, an improvement on its third place finish in 2012.
Botswana’s urbanisation rate is becoming increasingly visible as Gaborone
grows in size. In 2012, the Minister of Lands and Housing announced
government’s intention to acquire 5 520 hectares of land from Kweneng
District, which will be incorporated into Gaborone. This is in addition to 3 100
hectares of land which had already been acquired, worth P60 million (US$6.42
million).

What is the cost of standard 50kg bag of cement (in US$)? #
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developer or contractor? #
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US$6,80
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UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
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Access to finance
Access to finance in Botswana is relatively high by African standards, but
considered low globally. This is especially so considering the country’s relatively
high levels of GDP per capita (based on purchasing price parity of US$16 400
in 2013). There are 12 commercial banks in Botswana, and according to the
Global Financial Inclusion Index, just less than one-third of the adult population
over 15 years have access to a formal financial institution. In 2012 there were
almost nine commercial bank branches and 27 automated teller machines
(ATMs), per 100 000 adults. According to the second FinScope survey
undertaken in Botswana in 2009, 67 percent of the population is financially
served, using either formal and/or informal products, 41 percent of the
population is formally banked and 33 percent is financially excluded. Credit
to households is generally on the increase, and by the end of 2009, this was
at 57.9 percent, up from 56.9 percent the previous year.
Unsecured lending dominates the retail credit sector. The size of the mortgage
market is small, with mortgage debt to GDP at only two percent (and only
23 percent of total household debt). According to the 2009 FinScope
Botswana survey, only one percent of adults have a mortgage bond or a
housing loan from a bank. Just over 11 percent of the 130 711 households
who said they took out a loan in the last year used it to renovate or extend
their home, a further 4.7 percent said they used the loan to start a business
and 0.2 percent said they used it to purchase land. About eight percent of
adults say they invest in their homes.
Some of the 12 commercial banks in Botswana provide mortgage finance, but
the Botswana Building Society (BBS) is the market leader in mortgage lending.
As of 2014, BBS held 5 484 mortgage loans, down from 5 540 loans in 2013.
The society provides mortgages to a maximum of 30 years, offering both a
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fixed and variable rate. In 2013, the average loan size was about P461 000
(US$49 358). A variety of mortgage products are available. In 2010, BBS
introduced a product which incentivises new home buyers to save towards
their mortgage. It has also launched a fixed-rate mortgage for terms as high
as 30 years, although borrowers can pay the loan back in advance. BBS
currently charges an interest rate from nine percent and 9.35 percent for the
Variable Rate Mortgage and the Floating Rate Mortgage, respectively.
Stanbic Bank also offers mortgage loans, with a maximum term of 20 years
and a loan-to-value ratio of up to 90 percent. Stanbic also offers construction
loans. Standard Chartered Bank in Botswana offers a variety of mortgage loan
products, including direct home purchase, equity release and top-up loans, as
well as refinancing options. Loan sizes range between P75 000 and P2.5 million
(US$8 030 to US$267 666). First National Bank Botswana also offers a variety
of mortgage loans, with loan-to-value ratios of up to 100 percent, as well as a
‘Bond Plus’ product which allows the borrower to borrow the full purchase
price value plus an additional amount to cover professional fees and other
costs. Monthly repayments are calculated to equal no more than 40 percent
of gross income. Other mortgage options include the Further Bond for funding
renovations and Re-Advance allowing homeowners to access funds from their
loan. Barclays Botswana offers mortgage loans with terms of up to 300
months.
According to the Global Property Guide, commercial banks’ outstanding
property loans to households came to P6.79 billion (US$727 million) in January
2014, an increase of 44 percent from the previous year.

Housing microfinance remains unchartered territory in Botswana, although
some lenders are moving into this space, notably Select Africa. The challenge
is convincing the authorities of the appropriateness of this type of lending for
housing purposes. The Non Banking Financial Institution Authority (NBFIRA)
was recently reluctant to grant a microfinance institution accreditation to offer
housing finance, given the high costs of microfinance.
Government policy offers low-moderate income households (those earning
between P4 400 and P36 400) access to a house improvement loan through
the Self Help Housing Agency (SHHA). A loan amount of up to P45 000 is
available, payable over 20 years at P187.50 a month, interest free. Repayment
on this loan has not been good, however.
Botswana has one of the more active credit information sharing sectors in the
SADC region. The credit bureaus in the country cover about 60.7 percent of
the country’s adult population in 2013, scoring four (out of a possible six) in
the World Bank index on the depth of credit information.
Botswana’s pensions industry is large, with about 97 stand alone registered
pension funds and total assets accounting for about 60 percent of the country’s
GDP. While pension-backed loans are legally permissible, the industry is rather
conservative and does not provide members with housing loans or allow third
party loans secured by pensions. Some argue that the regulatory framework
is not clear enough in dealing with pensions and that this has undermined the
growth of this product.
Affordability

The financial institutions and government of Botswana have worked hard to
ensure housing affordability in the development of relevant loan products.
Government assists all Botswana citizens to purchase or develop properties by
guaranteeing 25 percent of each loan delivered through the BBS. While
financing a completed house is beyond the reach of most citizens (Standard
Chartered Bank’s minimum income requirement for a mortgage, for example,
is P3 000 a month (US$321), small construction or housing micro loans offered
by financiers can theoretically reach more people, who can then build
incrementally. In this segment, the Ministry of Lands and Housing has
introduced the Integrated Poverty Alleviation and Housing programme, which
trains households to acquire productive skills in the construction industry so
that they might address their own housing needs while also earning an income.
An evaluation of the programme carried out at the end of 2011 found that
while training in various construction skills had been successful, this has not
translated into housing delivery.
Other housing loan providers include the National Development Bank, a state
entity, which has introduced a self-build loan, lending as little as P50 000
(US$5 353) for building a new home, payable over a maximum of 25 years.
Botswana’s microfinance industry has increased the reach of finance services
generally. This form of lending has also been associated with consumer
spending, as well as with having money available for education and emergencies.

According to the 2009 FinScope Botswana survey, 27 percent of adults in
Botswana do not earn an income, while another third earn less than P500
(US$54) a month. In most urban households (49 percent) there is only one
income earner; in 28 percent of households there are two income earners,
and in 15 percent there are three or more income earners. Some eight
percent of urban households and 13 percent of rural households have no
income earners. About 14 percent of households across Botswana have an
income of less than P500 (US$54) per month. Access to mortgages is
constrained by household income.
The Botswana Housing Corporation (BHC) is a leading housing developer.
BHC’s lowest cost housing product is a 54m2 house on a 400m2 plot. This
costs about P500 976 (US$53 638). BHC suggests that the minimum
mortgage instalment for one of its houses is P4 000, which means that a
household would have to earn at least P12 000 (US$1 285) a month. Clearly
the minority of citizens in Botswana fall within this category.
Housing supply
The supply of ready-built housing units in Botswana is low in all markets, and
most people self-build for occupation. The BHC, the primary housing
developer in Botswana, was established by an Act of Parliament in 1971 to
provide for the housing, office and other building needs of the Botswana
government, local authorities and the general public. In April 2012, the BHC’s
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Housing microﬁnance has enormous potential, while mortgage lending is also likely to
grow.
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mandate was expanded so that it might operate as government’s single housing
authority. As such, the BHC is now also responsible for the construction of
housing units within the Self Help Housing Agency’s (SHHA’s) turnkey projects,
as well as district housing.
The BHC has a large estate of flats and town houses, and a balanced mix of
high, medium and low income houses spread throughout the country, with
concentrations in Gaborone and Francistown. Although historically focused
on developing housing for rental, it has recently begun to offer houses for sale
as well (although according to their website, this scheme is currently
suspended). The BHC builds close to one million houses a year across the
country. In 2011, 1 424 housing units were completed and the development
of another 2 400 units were initiated. In the 2012/2013 financial year, 378
housing units were delivered for sale, and a total of 858 units, including those
built in previous years that had been available for rent, were sold. A total of
76 houses were allocated for rental during the 2012/2013 financial year, and as
of end-March 2013, the BHC managed a total of 10 611 rental properties, the
majority (50 percent) being in Gaborone. In terms of the National
Development Plan 10, the construction of 29 000 houses is planned for the
next seven years.
However, the 2009 FinScope Botswana survey found that 43 percent of
households still live in inadequate accommodation – either overcrowding in
formal dwellings or living in informal dwellings. Targeting this market, the Self
Help Housing Agency (SHHA) was established in 1973 to allocate plots and
provide finance for self-build to low income Batswana. The Agency has been
offering two products – a P60 000 house available for purchase and delivered
through a turnkey scheme allocated on a first come first serve basis according
to an updated waiting list, and a P45 000 home improvement loan. In both
cases, the cost is financed by the Agency itself, at no interest, over a 20-year
term. According to the 2009 FinScope Botswana survey, 40 588 adults occupy
SHHA houses (the majority of them owners) and another 28 546 rent small
houses on an SHHA plot. However, the Agency, implemented through local
councils, faces capacity constraints which undermine its success. Since its
establishment, the SHHA has been unable to meet demand, with a backlog of
more than 15 years. It has also suffered from poor repayment rates.
To address these issues, a 2010 presidential directive called for the
establishment of a Single Housing Agency (SiHA). This was an effort to
separate housing provision from policy formulation, and the SiHA was given the
mandate to ensure coordination of housing delivery across the housing sector.
In his 2012 State of the Nation address, President Ian Khama announced that
the BHC would act as the Single Housing Agency, and that in this capacity, the
SHHA would be driven by the BHC. The approach sees the BHC acting as
developer, sub-contracting to citizen-owned companies to build SHHA houses,
which are expected to take three months and still cost P60 000 (US$6 424).
Local authorities will continue to assess and approve SHHA loan applications,
and monitor loan payments.
In 2013, P20 million was allocated for SHHA loans for 444 beneficiaries, adding
to the 1 403 ongoing, and 1 203 recently completed, projects. New SHHA
turnkey projects targeting 1 000 beneficiaries have been allocated an additional
P60 million, on top of 1 060 ongoing projects. The BHC estimates, however,
that these houses actually cost P90 000 (US$9 636) to build, and therefore is
expecting to build 667 units with its 1 000 unit budget. These houses should
be completed in the second quarter of the next financial year (2014/2015). In
terms of the policy, beneficiaries will still be charged P60 000. The Botswana
government has also funded and constructed 651 houses for the destitute in
2013, of which 222 are located in remote area settlements.
A Presidential Housing Appeal was initiated as a government effort to
encourage private sector participation. 600 houses had been pledged by April
2013 with 140 built and 60 under construction in November 2012.
To assist public servants to access housing, especially those in remote and rural
areas, government has been working on a proposal to encourage private
citizens to provide housing with the support of government guaranteed loans.
There are some private developers; however, as over 70 percent of the total
land area of Botswana is under tribal control, they have difficulty in finding areas

to develop. Furthermore the few private developers target medium-high
market costumers.
International NGO Habitat for Humanity had an office in Botswana until the
second half of 2012 when it turned this over to the Botswana Council of
Churches. While it was operating, Habitat for Humanity Botswana served
2 200 families. The Council will carry on the work of Habitat for Humanity
Botswana under the name Oiko Livelihoods.
In 2014, a standard 50kg bag of cement cost US$6.8, while a standard sheet of
corrugated iron for roofing cost P55 (6m x 1m).
Property markets
The outlook for the property market is generally positive. Property prices
have risen steadily over the past few years, spurred on in part by the booming
tourism industry, and showing resilience even in the face of recession.
Secondary property markets are limited by the shortage of stock that can be
mortgaged in primary markets. A useful indicator is the fact that only 18
percent of the buildings in the country are of durable material. This shortage
is also reflected in the lack of adequate affordable rental housing stock, and the
consistent reports of steep rises in rentals in urban areas.
In an effort to increase tenure security and support enhanced access to
mortgage finance, the Ministry of Lands and Housing has undertaken a land
registration system for properties not formally registered. According to the
World Bank it takes about 15 days to register a property in Botswana in 2014
(versus 60 days for Sub-Saharan Africa), and the process costs about 5.1
percent of the property value. Botswana is ranked 41st out of 189 countries
globally in terms of this indicator, illustrating the relative efficiency of the
country’s registration process.
The Botswana Development Corporation has developed a property fund,
Letlole La Rona, which is hoped would result in a class of investable assets for
the country’s citizens and property managers. The fund focuses on various
properties from the hotel, commercial, retail and industrial sectors.
Policy and regulation
The Botswana government has prioritised savings and credit for long-term
investments such as housing. One area of reform identified is the land
administration system. The lengthy process for conversion from tribal to
common law land as required for mortgage lending has been cited as a
problem. Regulations about land use management such as building permits
and related procedures are also considered unduly onerous and bureaucratic,
and need to be reformed.
While Botswana has a number of housing programmes under way (the SHHA,
the Presidential Housing Appeal, the Housing Scheme for Poverty Eradication,
the Botswana Housing Corporation, etc.) there is no underlying housing policy.
In 2012/2013, a bill to revise the Town and Country Planning Act was
introduced to decentralise town planning functions to the Districts. The bill was
expected to reduce delays in the processing of planning applications. In 2013,
the Development Control Code was also revised to assist in the management
of land and activities thereon.
Opportunities
Botswana is a relatively stable, well-managed economy that has shown
significant growth over the last few years. Finance for self-build housing still
offers significant prospects for growth, due to this being the preferred method
of building, even among the middle and higher income categories. Housing
microfinance therefore has enormous potential. Mortgage lending has been
increasing, and while there is limited demand given the country’s generally small
urban areas, it also has potential for growth. The state has recognised the need
to reform in many key areas such as land administration. If followed through,
this can enhance access to, and affordability of, mortgages among the
population.
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Burkina Faso
KEY FIGURES
Main Urban Centres

Ouagadougou

Exchange Rate: 1 US$ =
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Outstanding loan to purchase a home, older adults (% age 25+) 0.66
Outstanding loan for home construction, older adults (% age 25+) 3.11

Overview
Burkina Faso is a landlocked country in West Africa, and part of the West
African Economic and Monetar y Union. It has a population of about
16.93 million people and is one of the least urbanised countries in the world.
Burkina Faso’s cities are growing rapidly though – at an estimated 6.2 percent
– and the capital of Ouagadougou is projected to more than double in
population size between 2005 and 2020. With a GDP per capita of US$520,
Burkina Faso is classified as a low income country. GDP real growth rate in
2013 is estimated to be 6.5 percent, due mainly to investment in the
telecommunications sectors and in gold mining. The production of gold has
grown six-fold in recent years, making gold the primary export product, ahead
of cotton. This year, GDP is forecast at 6.7 percent and 6.5 percent in 2015.
The macroeconomics of the country has improved with good management,
despite significant instability in the region and the degradation of the exchange
rate. This includes political tension in the country since the adoption of the law
creating a senate in 2013 and the government’s intention to revise the country’s
constitution to allow the president to serve a fifth term. Inflation is low – in
September 2014, the inflation rate was -4 percent which is below the average
of the WAEMU member states. Poverty remains high and the poverty
headcount ratio was 44.6 percent in 2014. In 2011, the government adopted
a Strategy for Accelerated Growth and Sustainable Development, known under
the French acronym SCADD, intended to contribute towards the eradication
of poverty by setting a goal for double-digit GDP growth for the next five
years.
Access to finance
Burkina Faso is part of the Central Bank of West African States (BCEAO),
which includes seven other countries (Benin, Côte d'Ivoire, Guinea Bissau, Mali,
Niger, Senegal and Togo). As of 2014, the financial sector of Burkina Faso was
dominated by 12 commercials banks, five credit institutions, 10 insurance
companies, one postal financial services outlet, two social security institutions,
50 exchange offices, 122 offices of funds transfer, 13 national funds of financing
and 81 microfinance institutions with 489 branches. In 2013, the banks
collected CFA Francs 1 893.8 billion (US$3.58 billion) and had given out in
loans CFA Francs 1 698.5 billion (US$3.2 billion) as credit over the same period.
The World Bank’s 2007 review of the financial sector (based on 2005
data) highlighted the high propor tion of medium-term loans in Burkina
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Faso (34 percent) compared to the rest of the West African Economic and
Monetary Union (27.6 percent). Short-term loans represent 63.8 percent of
the total in Burkina Faso, compared to 68.6 percent for WAEMU. In 2013, the
proportion of long-term loans was low in Burkina Faso (1.5 percent)
compared to WAEMU (3.8 percent).
The Housing Bank of Burkina Faso (Banque de l’Habitat du Burkina Faso, or
BHBF), which started operating in 2006, was created to facilitate access to
housing finance for low and middle income earning households. BHBF is
funded by the government and its agencies, which contribute 30 percent,
international institutions which contribute 25.33 percent and other private
institutions which contribute 44.67 percent. In 2013, BHBF introduced a new
product called CAP Lafia, which allows borrowers to purchase land and/or to
build a home, provided that the borrower has a housing savings account or
housing savings plan. The product is aimed at public, private and informal
sector workers. To qualify, the borrower must be a client of BHBF. Borrowers
are required to provide a 10 percent deposit, and the maximum loan term is
seven years for land and 15 years for an ‘affordable house’. The CAP Lafia
provides housing construction and land acquisition loans at a subsidised
interest rate of five percent. The bank also provides added services such as
an architect to view the plans before a loan is approved.
Some other commercial banks such as Bank of Africa, Banque Internationale
pour le Commerce, l’Industire et l’Agriculture du Burkina (BICIA-B) and
Societe Generale de Banque au Burkina (SGBB) have recently introduced
mortgage finance in their portfolios, although access remains limited. The
World Bank Group/IFC Mortgage Market Development Project, approved in
2010 for US$600 000 equity in the Banque de l’Habitat du Burkina Faso and
implemented in 2013, included advisory and training programmes for the
sector.
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At the end of December 2010, the microfinance sector comprised 81
institutions with 489 branches. At the time, just over half of the 1.1 million
clients were men, another quarter were women, and groups or legal entities
made up the remainder. There are 17 MFIs listed on the MIX Market (an online
repository of microfinance performance data and analysis) – which is an
increase of six from last year – with US$198.8 million worth of loans dispersed
to 194 008 active borrowers in 2014. Réseau des Caisses Populaires du
Burkina (RCPB) dominated the market in 2010; the RCPB book represented
81.76 percent of the sector deposits and 81.31 percent of the credit offered
by the microfinance sector. In the first quarter of 2014, RCPB still dominated
the market with a gross loan portfolio of US$154.13 million, gross deposits of
US$245.1 million, 70 908 active borrowers and 989 921 depositors.
With the technical support of Développement International Desjardins (DID),
a world leader in the microfinance sector, the RCPB developed a mortgage loan
product in 2008. The minimum loan size is CFA Francs 5 million (US$9 446)
with a mortgage on property. Borrowers are required to make a 15 percent
deposit and the interest rate is fixed at 14 percent over 10 years for wage
earners, and over five years for non-wage earners. By March 2010 the RCPB
had granted 205 loans for an amount of about CFA Francs 770 million
(US$1.45 million). The average loan was about CFA Francs 3.78 million
(US$7 141). The product has grown rapidly, was fully integrated into RCPB’s
overall portfolio by August 2013 and is now offered in all RCPB branches. The
housing loan portfolio as of August 2013 was CFA Francs 65 billion to CFA
Francs 70 billion (US$122 million to US$132 million), representing seven
percent to 10 percent of RCPB’s overall portfolio. According to Mixmarket, by
June 2014 loans granted by RCPB were US$145 264 650 and total savings
amounted to US$250 435 561.
In July 2010, the WAEMU created a regional mortgage refinance fund called
Caisse Régionale de Refinancement Hypothécaire (CRRH), which is hosted at
the West African Development Bank. With an initial capital of CFA Francs
3.4 billion (US$6.4 million) and a partnership with 31 banks in the region, the
CRRH aims to provide long-term resources that will allow lenders to develop
long-term mortgage products at relatively moderate rates. The West African
Development Bank is expected to increase its contribution to CRRH to CFA
Francs 55 billion (US$103.9 million) in the future. In July 2012, the CRRH
launched its first bond on the regional WAEMU financial market to mobilise
CFA Francs 10 billion (US$18.9 million) for mortgage resources from its
30-plus shareholders. In January 2013, the second wave of bonds was issued
and yielded CFA Francs 19.15 billion (US$36.1 million). The third bonds were
issued in December 2013. In fifteen months CRRH has mobilised CFA Francs
52 billion (US$98 million). The CRRH is quite successful in the regional stock
exchange as illustrated by the number of members’ banks (shareholders), now
46.
Affordability
Burkina Faso is a poor country with 43.9 percent of households living under
the threshold of poverty and earning CFA Francs 108 454 (US$205) or less a
year. For the 14.5 percent of households representing the well-off population,

who earn an income of more than CFA Francs 1.8 million (US$3 400) a year,
access to property in the main cities is relatively straightforward, with most
housing delivery and finance products designed for their needs. However,
lower income households struggle. Government subsidised housing, delivered
at the minimum housing standard defined by ministerial decree as including
residential space of at least 9m2 and some sanitary provision, costs about CFA
Francs 5 million (US$9 446), but even this is out of reach for most low income
households.
In early 2013, the government reached an agreement with the Export-Impact
Bank of India to finance the construction of 1 000 housing units in
Ouagadougou. The terms of the loan agreement enabled affordable housing
construction – the minimum sized unit was priced at between CFA Francs
5 million and CFA Francs 6 million (US$9 446 – US$11 336). The project is
scheduled for completion in 2016.
Housing supply
Informal settlements have been growing in Burkina Faso’s main cities, illustrating
an undersupply in housing, especially for lower income households. The
government estimates that housing demand is growing by 8 000 units a year
in Ouagadougou and 6 000 units a year in the country’s second largest city,
Bobo Dioulasso. An analysis from 2009/2010 shows that only 17 percent of
the population live in cement or concrete structures. The majority (65.6
percent) live in earth brick dwellings, and a further 12.4 percent live in baked
brick dwellings.
The government has been a key promoter of housing delivery for many
decades. The public institution called Centre for the Management of Cities (Le
Centre de Gestion des Cités, or CEGECI) was originally established in 1987
with a mandate to implement the government’s housing objectives. In 2000,
this mandate was extended to include the actual delivery of housing. The
Construction and Real Estate Management Company (Société de Construction
et de Gestion Immobilière du Burkina, or SOCOGIB) was also established by
government, but was privatised in 2001. SOCOGIB still carries on with its
mission to develop land, construct housing, sell and let accommodation and
manage properties, and provides technical advice on home improvements.
Housing constructed by SOCOGIB comes with a 10-year warranty on the
floor, walls and roof.
More recently, since 2008, the government has developed a multi-year, social
housing programme. The delivery target is 10 000 subsidised houses and the
programme involves experimentation with local building materials in an effort
to improve affordability while maintaining quality. The programme is funded
entirely by the state, with 75 percent of the total delivery cost funded by the
Housing Bank and the remaining 25 percent funded by CEGECI. To be eligible,
a household must not own a plot or a house, must have an account at the
Housing Bank, and must have worked for less than 15 years. Eligible households
enter a raffle and names are drawn for the houses that are available. In July
2013, a draw was held for 1 500 houses delivered as part of the programme.
As from 2014 the programme has gained large publicity in Cote d’Ivoire where
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there is a sizeable community of Burkinabe nationals (as Burkinabe diaspora is
also eligible).
In August 2012, phase two of UN-Habitat’s Participatory Slum Upgrading
Programme in Burkina Faso was completed. The phase involved the profiling
and mapping of three informal settlements (known in Burkina Faso as
‘spontaneous zones’), and the identification of development priorities. Projects
to address these development priorities – now in evaluation stage – will form
the basis for the third phase of the programme, which began in January 2013.
A memorandum of understanding was signed in November 2013 between
UN Habitat, Minister Barry and Mayor Ilbudo to activate the third phase of
the programme.
Cities Alliance, a global partnership for urban poverty reduction (together with
various other partners), has set up an urban development programme over the
next three years worth US$3 million. The programme aims to manage growth
and improve access to services in Burkina Faso, in line with the National
Housing and Urban Development Policy. The project is the first of its kind in
francophone countries and was formally launched in November 2013.
Property markets
According to the World Bank’s 2014 Doing Business Report, Burkina Faso
ranks relatively high. In the Dealing with Construction Permits index, the
country ranked 60th out of 189 countries, the best score in the WAEMU
member states. It takes 98 days, compared to the Sub-Saharan average of
171.1 days, 12 procedures compared to 15 in the region but at a high cost of
329.4 percent of income per capita, to obtain a construction permit. Though
the cost compared to the global economies is high, Burkina Faso is relatively
low compared to 736.8 percent in the Sub-Saharan region. In registering
property, Burkina Faso was ranked 123th – a deterioration by three points from
the previous year. It takes 59 days and four procedures, and costs 12.6 percent
(just above the Sub-Saharan average of 9.4 percent) of the property value to
register a property in Burkina Faso.
Policy and regulation
Burkina Faso’s policy framework dates from the early 1990s, with the adoption
of a new constitution in 1991 and a decentralisation policy in 1995. The
national policy framework commonly called (RAF) “reorganisation agraire et
fonciere” was created by “la loi du 23 mai 1996” and enacted by national
decree on 6 February 1997. Some 49 urban and 350 rural administrative
entities were created in this process. In 2009, a national policy on housing and
urban development was enacted with a 10-year plan of action, to 2018. The
policy puts an urbanisation strategy in the centre of its economic growth plans,
and explicitly addresses the potential for real estate development to contribute
towards growth. Part Three of the strategy aims to ensure access to
comfortable housing for every citizen. The policy aims to raise awareness of
the responsibilities of the private sector as well as to assist households in
building their own housing.

Opportunities
The establishing of the Department of Housing and Urbanisation, and
consequently of the Housing Bank of Burkina Faso in 1995, demonstrates the
commitment of government to promote the housing sector and to champion
housing for low income earners. Demand for affordable housing is clear and
practitioners can use this as an opportunity to develop innovative products
that serve the needs of the Burkina population.
Despite its status as a heavily indebted country, Burkina Faso has enjoyed strong
growth in the past few years, largely as a result of political stability, good macroeconomic management and a diversifying economy. The political stability
enjoyed so far has been threatened by political tensions that have erupted over
the senate issue and the upcoming presidential elections in 2015, however the
country’s housing opportunities are promising. A US$50.7 million
Competitiveness and Enterprise Development Project by the World Bank is
focused on creating the conditions to improve business competitiveness and
promote investment. This project will no doubt also have an important impact
on Burkina Faso’s residential real estate sector, creating opportunities for
greater engagement by both local and international players. Regional
interventions to support the growth of the housing sector will contribute
towards Burkina Faso’s capacity to address its housing needs and mobilise its
housing market.
Sources
Cities Alliance, The Burkina Faso Urban Country Programme, summary
pamphlet.
Government Information Service, Enjeux politiques des lotissement au Burkina
Faso: dans la dynamique d’une bonne gouvernance foncière publié le mardi
8 Octobre 2013.
Politique nationale de l’habitat et du développement urbain. Burkina Faso
Ministère de l’Habitat et de l’Urbanisme – 2008
Banque de France : Rapport Annuel de la zone franc- Tableau de synthèse des
données économiques des pays de la zone franc- Burkina Faso. 2014
BCEAO : Annuaire des banques et établissements financiers de l’UEMOA 2013
World Bank (2014). Doing Business Survey: Burkina Faso
Websites
www.burkina24.com
www.crrhuemoa.org
www.mixmarket.org
www.news.aouaga.com
www.News.abidjan.net
www.africaneconomicoutlook.org
www.banque-france.fr
www.bceao.int
www.burkinaurbanresourcecentre.net
www.cia.org
www.citiesalliance.org
www.mfw4a.org
www.mhu.gov.bf
www.sfc.org
www.tradingeconomics.com
www.unhabitat.org
www.usaid.org
www.worldbank.org
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Burundi
KEY FIGURES
Main Urban Centres

Bujumbura

Exchange Rate: 1 US$ =

1554,99 Burundian Franc
(BIF)
18.2 | 7.8 | 5.4

Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

Population^ | Population growth rate (2013)^
10,162,532 | 3.13
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 11.47% | 5.63%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

267.48 | 4.47%
280.00
66.9
7.70
33.27
180 | 0.389

Lending Interest Rate^
15.15
Credit % of GDP^
17.98
Average Mortgages % of GDP°
1.16% (2013)
Price To Rent Ratio City Centre** | Outside City Centre**
3.56 | 1.19
Gross Rental Yield City Centre** | Outside of City Centre**
28.05% | 84.16%
Outstanding loan to purchase a home, older adults (% age 25+) 0.06
Outstanding loan for home construction, older adults (% age 25+) 2.26
What is the cost of standard 50kg bag of cement (in US$)? #
US$12,08 (2012)
What is the price of the cheapest, newly built house by a formal
US$18 375 (2012)
developer or contractor? #
28 (2012)
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #
Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !

Overview
Burundi’s economic recovery continued to gain momentum in 2013, thanks
to growing political stability and implementation of prudent macro economic
reforms that have imposed fiscal discipline, restructured public expenditure,
and strengthened mobilisation of tax revenue. As part of efforts to reduce
heavy reliance on donor funding, the government is committed to
implementing ongoing programmes that will broaden the tax base, as the
country borrowing space is now categorised as “limited” by the International
Monetary Fund.
The GDP growth rate, though still marginal in comparison to other East African
countries that emerged from conflict a decade or two ago, improved from 4.2
percent in 2012 to 4.5 percent in 2013. The forecast for 2013 was, however,
5.2 percent. Inflation dropped from 18.2 percent to 7.8 percent, the fiscal
deficit narrowed from 9.1 percent to two percent and the Burundian franc
(BIF) depreciated by five percent against the US dollar from January to
December 2013.
Burundi’s record as a fast reformer has started to attract international acclaim,
particularly with the uncertainty surrounding foreign aid over the next few
years. The World Bank’s 2014 Doing Business Report revealed that since 2009,
Burundi was the second country that has advanced the furthest toward the
frontier in the ease of doing business out of 183 economies.
However, the country’s performance on social indicators, including reducing
poverty, is still poor. According to the Core Welfare Indicator Questionnaire
Household Survey of 2006, 69 percent of households in rural areas and 35
percent of households in urban areas lived below the poverty line.
The structure of the economy remains rural and agrarian, with over 90 percent
of the population engaged mainly in agriculture. The urbanisation level was
estimated at 10 percent in 2013, compared to an average of 37 percent in
Sub-Saharan Africa.
Burundi’s GDP per capita is among the lowest in the world, though improving.
GDP per capita rose from US$130 in 2001 to US$303 in 2013. A major
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World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

concern is the high annual population growth rate: 3.28 percent in 2013,
amongst the highest in Sub-Saharan Africa. The 2014 Human Development
Index Report’s ranked Burundi as a low human resource development
country, with a score of 180 out of 187 countries.
Access to finance
Burundi’s capital markets are nascent. The government has made some
progress in establishing a primary market for treasury securities. However,
Burundi’s financial sector is underdeveloped, though showing high prospects
of growth. Presently, there are nine commercial banks that operate within
the country – Commercial Bank of Burundi (BANCOBU), Bank Financing and
Management (BGF), Burundi Bank of Commerce and Investment (BBCI),
Finbank SA: Bank Financing and Leasing, Interbank Burundi, Ecobank, Bank
Credit Bujumbura (BCB), Diamond Trust Bank Burundi, Kenya Commercial
Bank Burundi, and two non-bank financial establishments: the Fund for the
Promotion of Urban Housing (FPHU) and the National Bank for Economic
Development (BNDE). Their total assets represented 30.2 percent of GDP
in 2013. Another 22 microfinance institutions, a National Postal Authority and
a range of savings and credit associations, also referred to as tontines, ikirimba
or usurer, and six insurance companies make up the remainder of the financial
sector.
In 2013, state ownership in the banking sector was estimated at between two
and 3 percent of the total capital of commercial banks. The government has
substantial influence through its public entities that own up to about 27
percent of the capital of all banks combined. The government is also a majority
shareholder in two important banks (the Commercial Bank of Burundi and
Bank Credit Bujumbura. Government presence has implications for the
allocation of credit, directly through borrowing by state entities and indirectly
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through political pressure on banks. The Commercial Bank of Burundi and
Bank Credit Bujumbura dominate the sector and in 2014 accounted for about
46 percent of deposits, 45 percent of total assets and 45 percent of credit
allocated. The Burundi Bank of Commerce and Investment and the two nonbank financial institutions, the Fund for the Promotion of Urban Housing and
the National Bank for Economic Development, offer housing finance products
on a short-, medium- and long-term basis.
In spite of the above, Burundi has a low bank penetration rate. Findings from
a survey by the Bank of the Republic of Burundi (BRB) in 2012 showed that
only 12.5 percent of the adult population, or 4.3 million adult Burundians had
an account with one of the 33 licensed financial institutions. According to the
BRB survey, major reasons include high minimum deposit amounts (over
BIF50 000 or US$32) and monthly bank maintenance fees of BIF3 000 (US$2).
The survey established that less than 0.5 percent of the population had
accessed a bank loan. Loans are offered on short-term gains (less than three
percent of the loans are medium or long term), and are subject to excessive
political influence. Commercial banks grant a five-year term for ordinary loans
and in the case of mortgages, between 10 and 20 years. Mortgages range
between BIF500 000 (US$321) and BIF50 000 000 (US$32 154).
In the rural economy, the presence of banks is negligible. By the end of 2008,
only seven of the 73 bank branches, or 9.5 percent, were located in rural areas.
Microfinance institutions (MFIs) have played a major role in enhancing access
to finance, serving a larger share of the population than by banks, even though
MFIs constitute only 2.2 percent of total credit issued by financial institutions.
The 22 licensed MFIs offer various products. The minimum deposit for opening
an account ranges between BIF5 000 (US$3) and BIF10 000 (US$6.4), more
affordable than the BIF50 000 (US$32) required by commercial banks. In 2013,
MFIs had issued loans worth BIF63 million (US$40 515), to about half a million
Burundians.
Ordinary loans from MFIs range between BIF10 000 ($6.4) and BIF5 000 000
(US$3 215). MFIs usually grant three-year loan terms because of their limited
long-term resources. Interest rates on loans by MFIs range between six percent
and 48 percent per annum. According to the 2012 BRB survey, 44 percent of
loans issued by MFIs were microfinance housing loans. Most MFIs’ lending is not
based on group and solidarity lending models, and their individual loan products
in most cases exclude households who do not have regular incomes or
property.
Nonetheless, Burundi’s formal housing finance sector has grown exponentially
over the last five years. The mortgage portfolio has increased by over 150
percent from BIF1.44 billion (US$926 051 million) in 2007 to BIF4.36 billion
(US$2.8 million) in 2010. In 2012, commercial banks issued BIF57.7 billion
(US$37 million) in housing or mortgage loans (about 17.5 percent of total
commercial banks’ loan portfolio). Between 2013 and 2014, the mortgage
portfolio increased by about two percent to BIF60 billion (US$38.6 million).
Interest rates on mortgages range between 16 and 19 percent per annum. In
2013, the average mortgage size was estimated at BIF15.6 million (US$10 000).
The largest housing finance provider is the Fund for the Promotion of Urban
Housing (FPHU), which accounts for nearly three-quarters of the market. The
interest charged on the housing finance products is high, over 18 percent,
making the products more unaffordable and inaccessible to most.
Other housing finance providers include the Burundi Bank of Commerce and
Investment, the National Bank for Economic Development, KCB Bank, and Eco
Bank Burundi. Between 2012 and 2013 the total number of mortgages issued
by the above three institutions were estimated between 1 000 and 1 500,
targeting only the high income earners. As a result, the housing finance sector
is characterised by unmet demand, particularly among middle income
earners. High prices of between BIF20 million (US$12 862) and BIF25 million
(US$16 077) for a modest house (which has two bedrooms and measures
120m2) make housing unaffordable for the bulk of the population, while the
deterioration of existing housing stock also play a role. The number of refugees
that returned after the civil war in 2005, estimated at 500 000, has also
contributed to rising demand for housing.
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Medium-term mortgages (maturing in two to seven years) account for 63
percent of the total stock of loans granted by the institutions. Long-term
mortgages (15 to 20 years) constitute the balance. Lending rates are very
high even though they have declined over the last few years to reach 16
percent in 2010. MFIs are not authorised to grant mortgage loans.
A major challenge is the lack of long-term funding schemes within the domestic
banking system and the lack of a developed pensions and insurance industry.
Also, the legal framework does not foster the creation of a viable housing
sector and mortgage market. Of particular importance is the land tenure
system. The formal land tenure system is weak. Most land is undocumented
and existing land records outdated. Nonetheless, the government is
introducing reforms to ease the process of registering and transferring property.
In the World Bank’s 2014 Doing Business report, Burundi ranked 52nd with
respect to registering property, out of 189 countries, an improvement on the
previous year’s ranking of 124th.
In 2008 the government established a National Land Commission responsible
for land reform. Achievements include the new national land policy in 2009
(the Lettre de Politique Foncière), while a revised land law was promulgated
in 2011. At the beginning of 2012, 11 municipal land services were already
functional (out of 129 municipalities).
Affordability
Affordability of housing finance is low. Only 5.3 percent of Burundians earn
between US$2 and US$20 a day. The informal private sector is the principal
provider of employment, with a share of more than 75 percent. Monthly wages
range in this sector range from BIF4 000 (US$2.6) to BIF37 500 (US$24.1). This
is too low for banks to lend against.
Civil servants have a guaranteed monthly salary, and are eligible for housing
finance but their salaries are too low for banks. Efforts have been made to
revise civil servants’ salaries, and in 2010 the government raised salaries of
individuals in selected ministries. But the increments are insufficient and leave
the individuals ineligible for housing finance.
Monthly salaries for teachers, the military and the police range between
BIF30 000 (US$19.29) and BIF175 000 (US$112.54) below the minimum
BIF1 million required by banks to offer mortgage finance. Judges earn between
BIF115 000 (US$74) and BIF270 000 (US$173.6), also below the minimum.
The only government officials whose salaries are eligible for housing finance
are ministers and members of parliament who earn between BIF1.5 million
(US$965) and BIF3 million (US$1 929).
Housing construction costs in the middle income suburbs of Bujumbura are
estimated at BIF184 000 (US$118) per m2. Therefore a house of 120m2 will
cost BIF22 080 000 (US$14 199). Only ministers and members of parliament
can afford such a house.
Housing supply
Most households live in their own homes, particularly in rural areas. Findings
of the 2008 Household Survey showed that 96.2 percent of households own
homes and 3.8 percent rent, most of these in urban areas. However, the quality
of housing is poor. According to the 2008 Household Survey, 70 percent of
homes are built with adobe brick or wood walls, 30 percent of the houses are
covered with tiles or sheets and nearly 70 percent with straw or other plant
leaves.
Following the end of the civil war, the demand for affordable, high quality
housing has been on the rise. It is estimated that the repatriation of about
500 000 refugees and the rise of a middle class have led to a housing shortage
of 20 000 housing units annually. The pace of rebuilding houses destroyed
during the unrest has been very slow.
Following independence the government assumed an active role in the
provision of housing and plots of land for civil servants and other members of
the Bujumbura middle class. One of the first programmes in 1975 enabled
high level civil servants to purchase the homes they were renting at greatly
reduced prices. To encourage this group to construct or purchase new houses,
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The National Urban Planning and Housing policy aims to develop 855 hectares of land and
construct 26 000 homes annually, with construction due to start in 2015.

the government initiated another programme in which it provided an initial
down payment on housing of 20 percent, as well as payment of interest costs
on loans for the balance of 80 percent.
In 1979, to address the problem of persistent housing shortages among civil
servants, the government created the Public Building Society (Société
Immobilière Publique, or SIP) as a parastatal organisation charged with
implementing and managing all housing operations, including the improvement
or development of urban and peri-urban housing. In addition, the government
created ECOSAT for land development and the construction of houses for
civil servants and the private sector with low incomes.
Since their establishment, SIP and ECOSAT have only been able to meet a
limited amount of the housing demand. By 2008, nine years after they were
established, SIP and ECOSAT had built only 1 642 housing units in Burundi,
the most significant of which were in the provinces of Kamenge, Mutanga,
Ngagara and Gitega. However, because of financial challenges, SIP and ECOSAT
are no longer involved in housing development. Instead, they have been
rebranded as land developers. In practice, SIP and ECOSAT negotiate with a
community to service their land in return for a portion of the land. After
servicing the land, the community retains 47 percent, while SIP and ECOSAT
retains the balance. SIP and ECOSAT demarcate their portion into plots of
40m2 each. Each plot is sold off at BIF60 million (US$38 585). Using this
approach, SIP and ECOSAT sold between 500 and 1 000 plots between 2013
and 2014.
The National Social Security Institution (INSS) is now the only government
institution involved in housing. In 2012, INSS embarked on the construction
of five residential buildings in the Kinindo district in Bujumbura. Each building
will have 12 apartments, of two to three bedrooms. The apartments will either
be purchased by employees of INSS, and/or rented out to the middle and
high income earners. If they are rented out, the apartments will cost between
US$1 500 and US$2 500 per month. If purchased, employees of INSS will
have to pay between US$50 000 and US$80 000.
Recently, foreign business consulting and project financing companies, such as
Biz Planners from Singapore, expressed interest in delivering affordable housing
for lower middle and middle income earners. In 2014, Biz Planners signed a
memorandum of understanding with the government to develop medium
sized housing projects of between 1 000 and 5 000 units. Between 2013 and
2014, a private developer (Agglobu Ltd) constructed 27 houses in Kinindo
Town Council; west of Bujumbura City. The three bedroom houses were sold
at between US$205 000 and US$225 000 each.
Self-construction, building incrementally and using own savings is the main
mode of delivery of housing in Burundi, among the majority of the population
(over 95 percent).

Since 2008, the Government of Burundi has embarked on a number of
initiatives to promote urban planning and housing development:
n Expropriation of sites: this relates to the costs of compensation incurred
to facilitate the development of new sites and services for housing
development. This programme was rolled out in Kirama, Gasekebuye,
Ruziba and Bwoga.
n Development and preparation of plots of land for housing development: in
this programme, 2 443 plots of land were developed in the city of
Bujumbura (in the areas of Kinindo, Kinanira IV, SororezoII, Gasekebuye,
West Kabondo and Bwiza) and in provincial centres such as Gitega,
Makamba, Muyinga, Bubanza, Mwaro and Bururi.
n Creating new zones for housing development: this programme targeted
low income earners, and was aimed at enhancing access to registered and
serviced plots.
n Provincial projects: this project was rolled out in the provinces of Muyinga,
Bubanza, Bururi and Mwaro, and involved the production of 2 000 plots,
mainly for residential use.
Private developers include Burundi General Supplies; Interimmo; ECOSAT;
SESCO and Immo Lines. There is no readily available data on the number of
houses constructed by the above. In 2010 the East Africa Business News
reported that a Ugandan company, TAL Investments Ltd, had won a contract
to construct 200 houses for civil servants on a 40 acre piece of land in
Bujumbura, working with a local bank to secure mortgages for civil servants.
Construction is expected to start mid-2015.
Several notable community self-help projects have been rolled out in various
areas. In 2011, more than 300 brick houses were built under the government’s
programme of ‘villagisation’ in Gitega province. This aims to support the
socioeconomic reintegration of rural villages by improving the living conditions
of the population and their access to basic social services in a secure
environment. Repatriated Burundian refugees are hosted in integrated rural
villages.
Between 2012 and 2014, the government planned to build 100 villages
comprising 400 homes each. At the end of the three years, it is envisaged that
40 000 homes will be built. Site identification will be undertaken by
municipalities through a participatory approach. The development of village
sites will be carried out by the Ministry of Water, Environment, Planning and
Urbanisation. In each village, public infrastructure will also be built. The
total cost of building a house in such a village was estimated at BIF7 364 000
(US$4 736). The government has received support from the United Nations
Development Programme (UNDP) in rolling out the project. Communities
where the project will be undertaken have been trained in brickmaking and
house construction.
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Another community self-help project was undertaken by Guernsey Overseas
Aid Commission (GOAC). In February 2010, the GOAC trained and provided
construction material to 100 beneficiary families to fully build homes, and
resettle and reintegrate them in their villages of origin in Ruyigi province.
Habitat for Humanity worked in Burundi but discontinued housing provision
in 2008. In 1987 they provided 37 houses in Gitega, while they built 750 rural
homes for 4 500 people over 12 months in the Mukungu Zone of Nyanza-Lac,
together with World Relief. The houses constructed are 40m2 and made up
of two bedrooms and a common room.
World Relief has been working through various projects after the civil war.
One of the organisation’s projects, ‘Rehabilitation’, works with local communities
to build homes and restore livelihoods. The organisation also provides
microfinance loans, ranging between US$50 and US$75.
Property markets
Property markets are still underdeveloped, with some activities contracted to
real estate agencies in neighbouring countries. There is no evidence of
independent local firms offering valuation services.
Government’s policy of encouraging local and foreign investors to invest in the
housing sector should lead to the development of the property market.
Presently, registering property requires eight procedures, takes 64 days and
costs 3.3 percent of the property value. Property transfer has decreased by
from 2012’s 94 days to 64 days in 2014 due to the establishment of a statutory
time limit for processing property transfer requests at the land registry.
Policy and regulation
Efforts are under way to streamline policies and regulations governing the
housing industry and housing finance sector. In 2006, the government sought
the assistance of the UNDP and UN-Habitat to formulate a National Urban
Planning and Housing Policy. In 2007, a comprehensive study was done to
inform the formulation of the policy, which was launched in 2008. The policy
aims to promote social development and allow all Burundians to have access
to high quality housing and basic services. The target is to develop 855 hectares
of land and construct 26 000 homes annually. Construction of the homes is
scheduled to start in mid-2015.
Other government initiatives to improve the housing industry and the housing
finance sector have not yet materialised. These include an update to the
Urbanisation and Development Master Plan, and drafting an Urbanisation and
Construction Code.
Opportunities
A comprehensive study on the housing industry and the housing finance sector
is needed to devise proposals on how to enhance access to housing finance
amongst middle and low income earners. Efforts should be made to develop
the pension and insurance industries, which can mobilise long-term funds for
housing. There is a need for more competition in banking. There is a need to
attract more organised real estate developers, both local and foreign, to address
the housing shortage.
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www.iwacu-burundi.org/burundi-systeme-bancaire-epreuve-en-2014-brb/
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Cameroon
KEY FIGURES
Main Urban Centres

Yaoundé

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

529,3 West African CFA
2.4 | 2.3 | 2.5

Population^ | Population growth rate (2013)^
22,253,959 | 2.52
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 53.25% | 3.60%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

1,315.49 | 5.50%
1,270.00
39.9
3.80
38.91
152 | 0.504

Lending Interest Rate^
..
Credit % of GDP^
14.93
Average Mortgages % of GDP°
0,5% (WB 2005)
Price To Rent Ratio City Centre** | Outside City Centre**
…|…
Gross Rental Yield City Centre** | Outside of City Centre**
…|…
Outstanding loan to purchase a home, older adults (% age 25+) 1.72
Outstanding loan for home construction, older adults (% age 25+) 5.13

Overview
Cameroon is a low to middle income Sub-Saharan African country with a
population of 23 million and an annual population growth rate of 2.64 percent.
It is the most important market in the Economic and Monetary Community
of Central Africa (Communauté Économique et Monétaire de l'Afrique
Centrale, or CEMAC).
Cameroon has a stable macroeconomic environment. The country achieved
a ranking of 168th in the World Bank’s 2014 Doing Business Report for ease
of doing business. Growth recorded in 2012 was consolidated in 2013, with
an annual 2013 real GDP growth rate of 5.5 percent, the same for 2012, up
from four percent in 2011 which was a further recovery from a low of three
percent in 2010. This was based mainly on the strength of internal demand,
notably domestic consumption. Economic growth and a growing population
have created a growing middle class with a strong demand for products and
services, including housing.
Cameroon’s primary sector accounts for 21 percent of GDP. The country has
natural resources such as petrol, gas, diamonds, aluminium, uranium, bauxite,
timber, hydropower and iron ore. It produces agricultural products including
rubber, cotton, banana, cocoa, pineapple, coffee and palm oil. Over the last five
years, growth has been driven strongly by the oil and agriculture sectors, which
account for 50 percent and 25 percent of exports respectively. The mining
industry is experiencing a boom. New exploration and mining licences have
been issued, with new opportunities for construction and the provision of
subsidised, affordable housing.
The secondary sector accounts for 33 percent of GDP, and has contracted in
recent years. An increase in the value add of this sector will require huge
investments in building infrastructure and in enhancing the business
environment. This is being addressed by the government with ongoing projects
to increase electricity supply through the construction of new hydroelectricity
power plants and incentives to encourage private sector investment in specific
manufacturing sectors.
The tertiary sector accounted for 49 percent of GDP in 2013, up from 46.4
percent in 2011 and 43.2 percent in 2010. It is the most dynamic sector of the
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Various, including World Bank and Hoﬁnet.
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economy, and has grown at six percent on average since 2007 due to good
performance in business and mobile telecommunications, the recovery of the
construction and transport sectors, and retail trading, hotel and catering
industries.
Access to finance
Though Cameroon’s financial system is the largest in the region, it is still in its
infancy. There are 14 commercial banks, 11 non-banking financial establishments,
652 microfinance institutions, an increasing number of foreign exchange
bureaus and the Douala Stock Exchange, which was established in 2002 but
only began trading in 2009. Government accounts for only 10 percent of the
social capital of banks, while the private sector accounts for 90 percent. The
banking sector is highly concentrated and dominated by foreign commercial
banks. The five largest banks hold about 50 percent of the total assets in the
financial system.
Only five percent of Cameroonians have access to a bank account. According
to the World Bank’s 2014 Doing Business Report, Cameroon ranked 109th in
terms of ease of getting credit, down from 104th in 2013, partly due to a
private bureau and public registry coverage of adults of zero percent and 8.9
percent respectively. Mobile banking has been identified as one way of
increasing financial accessibility and the government is being encouraged to
invest in it.
The Bank of Central African States (Banque des Etats d’Afrique Centrale, or
BEAC) regulates the banking and MFI sectors through the Central African
Banking Commission (COBAC). Both COBAC and the Ministry of Finance
and Budget must licence banks, and there are special regulations for smallscale credit co-operatives. The system is bank-centred, and the commercial
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banks in the country mainly fulfil traditional banking functions, with a tendency
to prefer dealing with large, established companies and medium to high net
worth individuals. The long-term credit market remains underdeveloped. The
distribution of banks is heavily skewed towards the main urban centres, with a
significant part of the country denied access to formal banking facilities.
Access to housing finance is extremely low and available mainly to government
employees through the government agency Crédit Foncier du Cameroun.
Only about two percent of Cameroonians have access to mortgage finance
from the formal banking system. The government is trying to inject more funds
into Crédit Foncier and to institute other reforms to make it easier for middle
income Cameroonians to access housing finance. Several property developers
and other private equity funds with money are looking for local partnerships
to provide end-user financing for housing. Title deeds are attached to only a
very small percentage of land. This is because implementing the legal provisions
on land ownership has been impeded by jurisdictional disputes. In 2012, the
country made amendments to the Organisation for the Harmonisation of
Business Law in Africa (OHADA) Uniform Act on Secured Transactions that
broadened the range of assets that can be used as collateral and will make it
easier for people to access finance.
Despite excess liquidity, the granting of credit is far below the level required.
Foreign banks have good solvency ratios. Domestic banks, however, are in a
weaker position, with a capitalisation below the average of banks in the CEMAC
region and profits of about two percent compared to 20 percent for foreign
banks. As a result, banks hold large amounts of excess reserves as a percentage
of deposits with large unutilised liquidity. The World Bank’s 2014 Doing
Business Report shows some improvement on the legal rights of
borrowers/lenders, and in accessing credit.
Microfinance is mainly managed by associations, or savings and credit cooperatives (80 percent). According to the National Institute of Statistics, the
microfinance sector has 438 establishments recognised by the Ministry of
Finance, with a portfolio of about 1.5 million Cameroonians, total savings of
US$800 million, and over 1 000 branches across the country. Of these, 187
are independent, while 178 belong to the largest network of MFIs, the
Cameroon Cooperative Credit Union League (CAMCCUL). It has 55 962
active borrowers and a gross loan portfolio of US$156.9 million. CAMCCUL
split in May 2013, however, and a new network of MFIs called Renaissance
Cooperative Credit Unions (RECCU-CAM Ltd) was registered. In 2000, MFIs
granted only 4.3 percent of the total loans made by financial institutions. This
has increased considerably although accurate statistics are not available.
The microfinance sector has become increasingly important, but its
development has been hampered by a loose regulatory and supervisory
framework for MFIs. Recently the sector has seen some financial scandals
relating to poor corporate governance which threaten the viability of the sector.
In 2013, some 34 microfinance institutions (MFIs) were suspended by the
Minister of Finance for operating without valid licences.
Liquidity is a problem for the microlending sector, and many MFIs are only able
to satisfy up to five percent of their customers at any time. To address this, the
government is planning to establish a wholesale fund, financed by the African
Development Bank (AfDB). The fund is worth CFA Francs 21 billion (US$39.6
million) and will help usher financial reforms into the sector. To make this sector
more viable and increase the financial inclusion of poor people, a national
strategy was adopted in May 2013 with the support of the UNDP, the
International Fund for Agricultural Development (IFAD) and the United
Nations Capital Development Fund (UNCDF).
The conditions to carry out microfinance activities are defined at the subregional level by CEMAC. The most popular kind of credit institution in
Cameroon is called njangi by the English speaking population, and tontines by
the French speaking population. This rotating savings model is usually made up
of people of the same social class, same community or same cultural affiliation
who have similar incomes or who engage in similar activities. Two types are
commonly used for housing purposes, rotating funds, and savings and loans
funds.
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Rotating funds involve groups of individuals who come together on a regular
basis with agreed fixed sums of money. At each meeting, the money is given
to one of the group members in a lump sum. The member who receives the
money is agreed in advance by consensus among the group, and the number
of members determine the loan period. The money received is interest free.
A slightly different rotating savings model, made up of individuals with different
income brackets, is more flexible. The money collected is auctioned and those
who have not yet received a loan may bid for it. The person with the highest
bid gets the loan.
Savings and loans funds allow members to contribute more than the agreed
regular sum of money into a savings fund that is then loaned to other members
in need. Interest of 10 to 15 percent is charged. The saver may withdraw the
money but only after sufficient notification has been given to the association.
This money often earns interest for the saver.
Affordability
According to the Household Survey (Enquête Camerounaise auprès des
Ménages, or ECAM), poverty affected 39 percent of the population in 2007,
having dropped by almost 13 percent between 1996 and 2001, from 53 to 40
percent. The official unemployment rate is 30 percent, with 39.9 percent of the
population below the national poverty line. The national Gini-index stood at
0.38 in 2010, down from 0.390 in 2007, 0.416 in 1996 and 0.404 in 2001,
suggesting relatively high, though improving, levels of inequality. The GDP per
capita in 2013 was US$2 400. Most people are employed in the informal
sector. Some 70 percent of the labour force is involved in mostly subsistence
agriculture and some form of small to medium scale trading.
Building costs are fairly high. It has been difficult to build houses at a cost
accessible to most of the population. This has resulted in a discrepancy
between production costs and purchasing power of potential buyers. Very few
banks provide end-user housing finance which is affordable to the middle and
lower income groups. Access to credit for housing is very limited. This will
improve as government and some private sector players are looking at
opportunities to inject more liquidity into the system and make finance more
affordable and accessible.
Government is trying to reduce housing production costs to make housing
more affordable. It has established agencies to encourage the use of local
materials and to reduce the price of land and inputs such as cement and sand,
and has stepped up funding for government agencies in this sector. The
government has decided to roll out projects to construct affordable housing
across the country. Individuals will provide 20 percent as their equity
investment upfront and take a loan for the remaining 80 percent, which
government guarantees.
Since 2006, Solidarity Actions of Support to Organisations Supporting
Freedom (ASSOAL), has been working with the National Network of
Inhabitants of Cameroon (RNHC) to develop ways to improve access to
affordable housing and to advocate for their application. Housing co-operatives
have been set up and credit is provided to such co-operatives to build
affordable housing through a national revolving fund. They use local materials
and labour to build standard houses with basic necessities. This helps to lower
costs and improves access to finance and affordable housing. Pilot projects
have been completed. The objective is to roll out this plan countrywide and
build up to 1 500 houses. Discussions are also under way to use the model
to build 10 000 social housing units. In 2003, ASSOAL set up pilot projects on
participatory budgeting based on the Brazilian model, and 19 such projects for
neighbourhood improvement have been rolled out.
Housing supply
With an annual population growth rate of 2.64 percent, and an annual
urbanisation growth rate of 6.5 percent, Cameroon is 58 percent urbanised.
The challenge is to provide housing to this growing and urbanising population,
almost half of which live in informal dwellings and settlements. The opportunity
is to establish partnerships across the housing value chain to meet the
increasing demand for both high-end and affordable housing. In Cameroon, an
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With economic growth, a huge housing backlog, a growing middle class and capital inﬂows
from Cameroonians in the diaspora and other investors, the housing market is destined for
sustainable growth, with the middle class and lower income groups representing the
biggest opportunity for development and ﬁnancing.

estimated 53 percent of households own their own homes, 30 percent are
tenants and 11 percent are accommodated free of charge.
Cameroon’s housing backlog is significant. The government is looking for ways
to overcome the deficit of 100 000 units a year. Government estimates that up
to one million homes need to be built in the next five to ten years to
adequately house the growing population. Of these, 300 000 are needed in
Douala and Yaounde. Demand for housing in the lower and upper ends of the
market increases by up to 10 percent annually. Government has used the
public private partnership approach in its project to build new social housing
units countrywide.
Cameroon’s housing market is not well developed. The main players include
the state-owned Cameroon Real Estate Corporation (Société Immobilière du
Cameroun, or SIC), founded in October 1952 as a centrally funded company
in charge of social housing and developing the real estate market for
government. It works in partnership with local and foreign private construction
companies to handle large-scale projects and train the local workforce of
engineers and technicians. SIC aims to build 100 000 homes in the next five
to 10 years. Crédit Foncier du Cameroun, a building and loan association, is the
top mortgage bank and provides funds for social housing in all cities and
provides funds to developers. The National Investment Corporation of
Cameroon (Société Nationale d'Investissement du Cameroun) invests
government funds in profitable projects in different sectors.
A government agency, Maetur, acquires and develops land to be used by others.
These are transferred at affordable prices. Mipromalo, the local material
promotion authority, develops local materials for use by construction
companies. The number of private developers is increasing, e.g. Options for
Homes in Cameroon, a Canadian company with a local subsidiary, is involved
in a mixed-use development in the coastal city of Limbe. Most private
developers build and sell houses to the upper middle income and high-end
market through the BOT (Build, Operate and Transfer) model. Private
developers also partner with municipalities to build affordable housing.
There are institutional problems. Although the country has developed catalytic
real estate institutions these are suffering from dwindling public finance and
new strategies are urgently needed for the effective functioning of these
institutions. To this end, government together with its partners (local councils,
energy utility company Actis/AES-Sonel (now called ENEO Cameroon), the
National Water Supply Company of Cameroon, SIC and Crédit Foncier),
launched a project in Douala and Yaounde in 2009 to provide 10 000 houses
for low income earners. The partnership has completed Phase I with the
provision of about 6 000 new low cost houses.
The first phase of a project started in Douala aiming to build more than 1 000
social, affordable and private houses along with community, commercial, retail
and leisure facilities in the Mbanga-Japoma area of the Douala III council, at a
cost of CFA Francs 122.23 billion (US$230.9 million). On completion, it will
consist of 50 buildings, comprising 300 apartments with one parlour and four
bedrooms, and 700 apartments with one sitting room and three bedrooms.

There has been large interest in this project. The city council of Douala is also
in charge of a project to deliver 2 500 social and affordable houses in
Bonamatoumbe. Planning for the first phase of this project is complete with
construction due to start before the end of 2014.
Government policy has placed exclusive emphasis on home ownership.
However a significant proportion of the population will seek rental housing
sometime in their lives. There is a shortage of 400 000 to 600 000 rental
housing units. Government must recognise the benefits of regulating and
supporting rental markets to complement ownership.
Three cement companies have been established in the last two years. This will
help to increase the supply of cement, which currently stands at one million
tonnes a year, short of the required four million tonnes a year.
Property markets
The formal real estate market is concentrated in urban and peri-urban areas,
and churn is concentrated in the higher value market. Because supply lags
behind demand, there is a constant increase in house prices for ownership and
rental. On average, it takes at least one month to find accommodation in
Douala, Yaounde and other main cities. It costs about CFA Francs 120 000
(US$227) a month to rent a standard three-bedroom house in Douala and
Yaounde, and may cost up to CFA Francs 10 million (US$18 893) to build a
standard three-bedroom house, excluding the cost of land.
Policy and regulation
Land tenure is characterised by the coexistence of a traditional or customary
land tenure system, which is in a state of transition, and a modern land tenure
system. Three different land tenure systems were introduced by each colonial
power. A land reform programme was introduced in 1974 to unify the legal
land systems used. Since then, Ordinance No. 74/1 and 74/2 of 6 July 1974
established rules governing land tenure and state lands respectively, and laws
and decrees to amend and implement them. Law No. 85/09 of 4 July 1985
relates to expropriation for public purposes and conditions of compensation,
and constitutes the regulatory framework for cadastral survey and land
management. Decree No. 2005/178 of 27 May 2005 organises the Ministry of
State Property and Land Tenure (MINDAF), while Decree 2005/481 of 16
December 2005 amends and supplements some provisions of Decree No.
76/165 of 27 April 1976, which lays down conditions for obtaining land
certificates. These constitute the institutional framework for the
implementation of land legislation. The delay in implementation of this
framework is the main reason for the chaotic nature of land reform and the
fact that title deeds are attached to only a small percentage of land.
Geodetic infrastructure is characterised by the absence of a reliable and single
geodetic database. Land stakeholders suffer the consequences of the absence
of a single referencing system. The physical description of real property as the
object of a right is not reliable, which undermines the reliability of the entire
land register. To seek a lasting solution to this, the government continues to
implement the recommendations and proposals of a 2009 study by the AfDB.
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There is an urgent need to support ongoing efforts and initiatives to modernise
the sector. To that end, the AfDB made the following recommendations to the
Cameroonian government:
n At the institutional level, clarify the role and missions of cadastral survey
services, resolve jurisdictional conflicts which create confusion, disperse
financial and human resources and provide a coordination framework that
responds to the challenges of land issues.
n At the technical level, set up a solid and reliable cadastral framework
through the establishment and official recognition of a single and
homogeneous national geodetic network covering all topographic,
topometric and cartographic works, including survey works.
n Equip MINDAF’s decentralised services with the required technical
equipment and logistics, and provide them with qualified personnel for
optimum use of the equipment.
n With regard to state property, take appropriate measures to ensure the
proper classification of records in land registries and assign land
management specialists (to be trained) to such registries.
n Take measures to maintain and update the cadastral framework and land
documents using a control system.
Opportunities
Cameroon’s housing sector is ripe for investment and there is a huge need for
housing in all segments of the market. The government should continue with
land reforms as recommended by the AfDB. Better regulation will make it
easier for people to get title deeds for their land, enhancing security of tenure
and additional investment. Financial market reforms should be continuously
and speedily implemented. These should help solve the problems related to
lack of serviceable land, delays in issuing construction permits and property
registration, undeveloped capital markets and an unresponsive banking sector.
Government should continue with reforms in the MFI sector, including building
standards, product innovation and financial stability to help realise the potential
of the sector and enable it to play a more significant role in housing finance and
housing development.
With economic growth, a huge housing backlog, a growing middle class and
capital inflows from Cameroonians in the diaspora and other investors, the
housing market is destined for sustainable growth. Despite the demand for upmarket housing and the current focus of developers on the high-end housing
market as a result of affordability and easier access to finance, the focus should
shift to the middle class and lower income groups, as this presents the biggest
opportunity for development and financing in future.
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Central African Republic
KEY FIGURES
Main Urban Centres

Bangui

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

529,30 Central African CFA
5.2 | 7.0 | 7.4

Population^ | Population growth rate (2013)^
4,616,417 | 2.00
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 39.50% | 2.61%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

333.20 | -36.00%
320.00
62.0
7.50
56.30
185 | 0.341

Lending Interest Rate^
..
Credit % of GDP^
14.93
Average Mortgages % of GDP°
0,07% (WB 2005)
Price To Rent Ratio City Centre** | Outside City Centre**
…|…
Gross Rental Yield City Centre** | Outside of City Centre**
…|…
Outstanding loan to purchase a home, older adults (% age 25+) 1.13
Outstanding loan for home construction, older adults (% age 25+) 1.27

Overview
The Central African Republic (CAR) is a landlocked country at the heart of the
African continent. With a size close to that of France, the country has just
over five million inhabitants, growing at an annual rate of 2.6 percent. Politically,
the CAR is considered a fragile state, which was slowly recovering from a brutal
10-year civil war that ended with the signature of an Inclusive Political
Agreement in 2008. Unfortunately, an upsurge in rebellion, which started in
December 2012, worsened the already fragile situation of the country. On 24
March 2013 a rebel coalition, the so-called Seleka, took over the capital city of
Bangui. The security situation in the country and especially in Bangui
deteriorated in 2013, and an escalation of the violence at the start of
December 2013 worsened the humanitarian situation. The following month,
the United Nations (UN) reported that more than half the population of
4.6 million people were in need of urgent assistance and 245 000 had fled to
neighbouring countries. Public finances collapsed with the public management
system and financial bodies in disarray. Public revenues fell by more than 50
percent and the authorities had to make use of systematic off-budget
operations.
Despite the installation of new transitional authorities in January 2014, who
have international support, the economic outlook for 2014 is bleak. Violence
has continued in 2014 and in August, a unity government was rejected with
clashes continuing. The United Nations sent in a peacekeeping force of 12 000
troops in September, and the challenge for 2014 and 2015 will be to restore
security, facilitate access to humanitarian assistance and organise elections. The
crisis has jeopardised all prospect of economic development, economic
structural transformation or sustainable development.
The violence and instability has worsened the situation of the CAR, which is
one of the poorest countries in the world with a Human Development Index
of only 0.341 in 2014 (estimate), a decrease of 0,024 and five places to now
rank 185th out of 187 countries.
As a fragile state, the country is struggling with several social and economic
challenges. Access to basic services is very limited. Only 25 percent of the
urban population and 35 percent of the rural population have access to clean
water. This unusual balance of more people in rural areas having access to
water is explained by the focus of humanitarian organisations that provide

What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

US$20,00 (2013)

Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !

188
5
75
11

^
~
*
"
°
**
#
!

US$24 000 (2013)
50 (2013)
150 (2013)

World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

water services. These organisations tend to concentrate their activities in rural
areas. In May and June 2014 however, the European Commission’s
Humanitarian Aid and Civil Protection Department (ECHO) and UNICEF
have improved access to clean water for around 800 000 people in the capital
of Bangui, through the installation of a new pump and maintenance of existing
pumps at the national water company.
Sanitation figures are even worse. It is estimated that less than three percent
of Central Africans have access to electricity, with an unreliable service. This
has worsened over the past five years, despite an agreement between the
World Bank and the Chinese government to support the energy sector with
important projects.
Economic growth continues to suffer because of the international economic
and financial crisis, with real GDP growth reaching its lowest level of the past
five years: 1.7 percent in 2009 but increasing to 3.1 percent in 2011. In 2012,
GDP growth was 4.1 percent, but in 2013 deteriorated to -34.2 percent. The
projection for 2014 is 1.5 percent growth. Poverty is widespread, with more
than 75 percent of the population living below the international US$2 a day
poverty line in 2008. Using the national poverty line of about CFA Francs 710
(US$1.34), about 62 percent of CAR inhabitants are poor.
A major development in the housing sector in 2012 was the completion of
the only cement manufacturing plant in the country, realised with Indian
investment. It was expected that the price of a standard 50kg bag of cement
bag would drop to CFA Francs 7 500 (US$14.2). However, the CAR’s energy
problems will have to be solved first, and given the recent political crisis, it is
not clear when this plant will start operation.
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Access to finance
Central African Republic had made progress in providing access to finance until
the last political crisis again disrupted efforts. The number of banks in the
country increased from four in 2006 to six in 2012. The country hosts a
national office of the regional central bank, the Bank of Central African States
(Banque des Etats d'Afrique Centrale), in Bangui and a regional office in
Berberati in the southwest. The country made an impressive jump of 41
positions in 2012 on the Getting Credit indicator of the World Bank’s Doing
Business Report, from 139th in 2011 to 98th in 2012. However, the
consequences of instability and the political crisis jeopardised this progress,
resulting in a decline in the country’s rank to 104th place in 2013 and 109th
place in the World Bank’s 2014 Doing Business Report. Coverage of banking
services as measured by the number of branches per 100 000 adults was only
0.89 percent in 2012. In other words, there were fewer than 30 bank branches
in the country in 2013. There were only 58 adult borrowers from commercial
banks per 100 000 in 2009, and only 2.55 adults in 1 000 deposited their
money in a commercial bank the same year. Outstanding deposits with
commercial banks as a percentage of GDP reached 12.9 percent in 2011, while
outstanding loans from commercial banks amounted to 12.6 percent of GDP.
Ecobank Centrafrique is the most extended banking company, with branches
in each of the main urban centres. Ecobank has 12 branches all over the
country, although eight of these are located in Bangui.
A pension fund called the National Social Security Fund (Caisse Nationale de
Sécurité Sociale) exists, but has the same structural problems as other public
agencies in the country. Besides this there are only three insurance companies
for the whole country, with a presence almost only in Bangui.
The CAR has adopted a national strategy for inclusive finance for the period
2010 to 2014. The aim of the strategy is to create, by 2014, a microfinance
environment that is stable, viable and articulated within the financial system
and national policies, and that offers diversified and adapted microfinance
services to the poor. This is expected to contribute to reducing poverty by
providing means for those excluded from the formal banking sector to invest
in small, productive, revenue generating activities. Meanwhile, access to
microfinance is still low. At the beginning of 2010 there were only five licensed
microfinance institutions comprising 31 branches and 32 000 clients. Crédit
Mutuel de Centrafrique (CMCA) is the most important MFI network in the
CAR, with a gross loan portfolio of US$3.6 million shared by 2 772 borrowers,
and deposits amounting to US$9.3 million in 2011. The Société Financière
Africaine de Crédit (SOFIA), another microfinance institution, began operations
in March 2009, and by end March 2014 had 265 borrowers with total loans of
US$248 642 and deposits of US$2.8 million.
There is almost no housing finance instrument available in the country. The
housing finance landscape is still underdeveloped, offering many opportunities
for developing this sub-sector. A few banks, such as Ecobank Centrafrique and
the Sahelo-Saharan Bank for Investment and Commerce, offer housing credit
(over a maximum five-year term) and credit for equipment (for a maximum of

three years) to individuals at between 12 and 17 percent interest rate a
year, plus value-added tax (VAT), for up to CFA Francs 50 million (US$94 464).
These loans are secured by first order mortgages on the concerned properties.
The main constraint in the housing and housing finance sector is the high
interest rate of 15 percent offered by the formal banking sector (end
December 2013), which is related to the fragility of the state. The country is
still struggling to maintain safety all over the territory, while also maintaining a
stable macroeconomic environment. Although the latter is improving, as
acknowledged by the International Monetary Fund and the World Bank, which
have provided important financial resources (US$52 million and US$125
million respectively in 2012), security issues remain a major problem, as shown
by the recent outbreak of violence.
In 2011 and 2012, government officials from the Ministry of Urban
Development and Housing undertook several exchange visits to Senegal and
Morocco to learn from these countries about creating a housing bank. Plans
to create a housing bank, the Central African Housing Bank (Banque de
l'Habitat de la Centrafrique), and a housing promotion agency, the Central
African Housing Promotion Agency (Agence Centrafricaine de Promotion de
l'Habitat) were launched and the housing promotion agency was created and
staffed. However, the creation of the Housing Bank never passed the stage of
signing into law. All of these plans are now compromised with the outbreak
of violence that followed the March 2013 coup d’état.
Affordability
Affordability is a key issue in the CAR housing sector. Besides the interest rate,
the high price of building materials is another major constraint. When the high
cost of building materials and the low incomes of Central Africans are
combined, affordability for housing becomes a mere dream. Prices have been
pushed up as almost all building materials are imported from nearby
Cameroon. It is hoped that this situation will improve when the cement factory
starts operations.
In 2013, a standard 50kg bag of cement cost as much as CFA Francs 10 000
(US$18.89). Other building materials such as a standard iron bar and a sheet
of corrugated iron cost between CFA Francs 2 000 (US$3.78) and CFA
Francs 8 500 (US$16), and CFA Francs 5 000 (US$9.45) and CFA Francs 20 000
(US$37.79), respectively. A simple one-bedroom housing unit with a modern
toilet costs on average CFA Francs 12 million (US$22 671). Compared to the
average monthly income of only CFA Francs 19 500 (US$36.84), the cost of a
one-bedroom house represent 615 times the monthly revenue. It is obvious
that only a tiny proportion of the Central African population can access formal
housing.
Housing supply
Traditional housing and self-construction, with mud bricks and wood in urban
areas, and tree branches and leaves in rural areas, characterise the housing
found across the CAR. Such housing has become more prevalent since the
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Prior to the recent instability, investment to renew traditional housing was expected to
create jobs and the new cement plant was expected to lower building prices leading to an
increase in effective demand for housing and affordability.
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dismantling of the main actor in the sector, the Société Centrafricaine de
l'Habitat, in 1983. Since then Central Africans have built their houses by
themselves in conditions barely acceptable. Indeed, with this mode of
construction, Bangui was declared to consist of 94 percent slum sprawl on the
north side of the city. To discourage self-construction, the government
instituted a CFA Francs 50 000 (US$94.46) fine for anyone constructing a
house without authorisation from the Ministry of Urban Development and
Housing.
However, in its housing strategy of 2008 the government shifted its perspective
slightly, to offer technical assistance to households planning to build housing
units through self-construction. To this end the fine was suppressed for those
seeking government assistance for self-construction. The government also plans
to provide prototype cheap housing units that are able to resist the recurring
floods during the June to October rainy season, especially in Bangui. A
component of the World Bank-financed Emergency Urban Infrastructure
Rehabilitation and Maintenance Project planned to fund a few pilot units
through the Flood Response Programme sub-component of the project in
2013. However, the current political crisis pushed the World Bank, like many
other international organisations, to pull out of the country, and the project
was halted in March 2013 before this sub-component really started.
In the past, Habitat for Humanity International invested significant resources
through technical assistance and by promoting local building materials and
affordable building techniques. Unfortunately the organisation left the country
in 2005, after having built more than 500 housing units. In recent years the USbased International Rescue Committee has launched a new housing
programme to rebuild or rehabilitate over 2 500 housing units in the northern
region where there was massive displacement of people fleeing unrest, for
those who have decided to return home. Given recent events in the country,
however, there is a lot of uncertainty around the future of this project.
The Chinese government showed an interest in the sector, and a 200 housing
unit pilot project was completed on the edge of the city of Bangui. Several
similar projects were announced for 2011 to 2012. These included an
experimental 60-unit project to promote the use of local materials for building
affordable housing, 19 kilometres north of Bangui, and the provision of 1 000
serviced plots for housing, 17 kilometres north of Bangui. All of these projects
were envisaged to be supervised by the Central African Housing Promotion
Agency, but none of them were completed before the upsurge in rebellion in
early December 2012, which led to the March 2013 coup d’état.
In September 2011, a private real estate firm based in France, ProdiaCentrafrique, showed interest in supplying affordable housing units. The firm
planned to invest CFA Francs 36 billion (US$68 million) in the sector, mainly
for housing units for the northwest side of the city of Bimbo, a suburb of Bangui.
However, no significant moves have been seen from the investor's side since
then and the recent political crisis has put all of these plans at risk.
Property markets
The real estate market in the Central African Republic is almost non-existent,
as there are no real estate operators in the country. As most houses are selfbuilt, when owners want to sell, they advertise in the newspapers or announce
their intention informally within their social networks. However, according to
the Land Conservation Division of the Directorate General of Taxes and
Domains, a total of 321 land titles were issued in 2010 and 370 in 2011. The
World Bank’s 2014 Doing Business Report ranks the country 156th out of 189
on the ‘Dealing with Construction Permits’ indicator, a negative performance
compared to its 137th ranking in 2013, following a further decline from 133rd
place in 2012. On the ‘Registering Property’ indicator, the country ranked 141st
out of 189 countries in 2014, a decline from its 132nd out of 185 ranking in
2013. The most significant reform over the past years has been the halving of
the cost of registering a property in 2012 compared to 2011. According to the
World Bank’s 2014 Doing Business Report, it takes 75 days and five procedures,
and costs on average 11 percent of the property value to register a property.

Policy and regulation
CAR’s housing policy statement and housing strategy were adopted in 2008.
Since then two important decisions have been made: the signing into law of the
creation of the Central African Housing Bank and the creation of the Central
African Housing Promotion Agency. The law creating the Central African
Housing Bank was voted for in July 2010. These two organisations, along with
the Urban Development Fund (Fonds d'Amenagement et d'Equipement
Urbain, or FAEU), are the government's main instruments for implementing its
housing policy. The Housing Promotion Agency and the FAEU already exist
physically but lack the resources (less than CFA Francs 50 million or US$94 464
a year) to undertake any serious initiative toward the housing sector besides
providing a few plots of serviced land each year. Similarly, although the Housing
Bank was formally signed into law, it still does not exist (and is unlikely to come
into existence any time soon), also due to limited government resources.
The determination and willingness of the government to solve its population’s
housing problems was spelt out in its 2011–2015 Poverty Reduction and
Growth Strategy. Over this period the government aims to undertake the
following housing interventions: create decent housing for the population,
provide the population with marked-out building plots and implement city
planning systems. On this last objective, the country has received strong
support from the African Development Bank, which will support Bangui’s city
development strategy (CDS). The CDS was not, however, yet drafted before
the crisis engendered by the March 2013 coup d’état, and as a result, the
current political situation is very likely to delay the achievement of these goals.
Opportunities
The Central African Republic was under reconstruction after President Francois
Bozizé came into power in 2003, and could have offered many opportunities
for business in the infrastructure sector. Indeed, the already poor infrastructure
prior to the 1993 to 2003 civil war had suffered much degradation because of
the neglect of maintenance. Many donors were coming back to support the
reconstruction of the country in several sectors. Among those were the World
Bank, the European Union, the French Development Agency and several UN
agencies. In 2012, the African Development Bank even opened a country office
in Bangui. With these organisations increasing their portfolios in the country,
housing demand, especially rental housing was increasing. Interventions from
several international and donor organisations would have been accompanied
by improvements of basic infrastructure, which has been one of the main
constraints in the housing sector. All of these opportunities have been
jeopardised by the new political and military crisis arising from the March 2013
coup d’état. Many donors have pulled out, at least until the security conditions
in the country improve. Only humanitarian organisations stayed in the country
after the coup.
In the housing finance sub-sector, much still needs to be done to open up
opportunities for investment. As most of the housing units available in the
country, especially outside of Bangui, are traditional housing units, investments
to renew such housing are expected to create many job opportunities. At the
same time, with the completion of the new cement plant, which is expected
to lower the price of cement, the effective demand for housing should increase
over the coming decade, while affordability will grow too. The conjunction of
these events comes with many opportunities to invest in the housing sector,
both for businesses and households. However, any new investment in the
country at this time is risky. Central African and international investors will
have to wait until security conditions and political stability improve.
Sources
African Economic Outlook. Central African Republic 2014
Government of Central African Republic (2000). National Report Istanbul+5.
Bangui, 2000.
Government of Central African Republic (2008). Ministry of Public Buildings
Reconstruction, Urban Development and Housing. Lettre de Politique
Nationale de Développement du Secteur de l'Habitat en République
Centrafricaine. Bangui, 2008.
Government of Central African Republic (2008). Ministry of Public Buildings
Reconstruction, Urban Development and Housing. Résumé du rapport de
stratégie nationale de l'habitat. Bangui, 2008.
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Government of Central African Republic (2009). Ministry of Finance and
Budget. Stratégie Nationale pour la Finance Inclusive en RCA. Bangui, 2009.
Government of Central African Republic (2011). Poverty Reduction Strategy
Paper 2 2011–2015: Reducing Extreme Poverty. Bangui, 2011.
World Bank (2014). Doing Business 2014: Central African Republic Country
Profile.
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Websites
www.data.worldbank.org
www.fas.imf.org/
www.lejustesalaire.com (international salary comparator site)
www.mixmarket.org/mfi/country/Central%20African%20Republic)
www.cia.gov/library/publications/the-world-factbook/geos/ct.html
www.reliefweb.int/report/central-african-republic/unicef-and-eu-improveaccess-safe-water-800000-people-bangui
www.mfw4a.org/central-african-republic.html
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Côte d’Ivoire
KEY FIGURES
Main Urban Centres
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Overview
The Republic of Côte d'Ivoire is in West Africa and bordered by Liberia, Guinea,
Mali, Burkina Faso, Ghana and the Atlantic Ocean. The country has a population
of 20.3 million, and is the world’s largest cocoa producer. The country’s GDP
growth hit an all-time low in 2011, mainly due to the 2011 post-election
violence when former President Laurent Gbagbo was forced out of office after
he refused to concede the presidency following his 2010 election defeat.
Legislative elections were held in December 2011 and were won by Alassane
Dramane Ouattara who continues as president today. The economy recovered
in 2012, with an 8.6 percent GDP growth rate, driven by public investment
and growth in consumption. GDP growth in 2013 is estimated at 8.8 percent,
and projected at 9.1 percent in 2014, due to oil and gas production and an
expected rise in investments. The inflation rate was recorded as 2.4 percent
in July 2013.
Côte d'Ivoire is the largest economy in the West African Economic and
Monetary Union (WAEMU/UEMOA) and accounted for 30 percent of the
region’s total GDP in 2012. As it implements its 2012–2015 National
Development Plan (NDP), the country is busy developing its plans for the next
phase, post-2015, with the help of various stakeholders and the African
Development Bank Group.
Access to finance
According to the Central Bank, Côte d'Ivoire has 26 banks, 31 insurance
companies, 80 microfinance structures (MFIs) and one financial institution. The
sector has seen positive growth, with total commercial bank assets increasing
from CFA Francs 2.867 billion (US$5.4 million) in 2008 to CFA Francs 3.914 billion
in 2011 (US$7.4 million), following the re-opening of financial institutions in
April 2011 and the lifting of the European Union embargo. A total of 1 847 837
bank accounts were opened in 2011, an increase of 110 percent since 2008.
Still, the year was a difficult one, and at the end of 2011, six out of the 23
commercial banks (including four out of the five public banks) were not
respecting the regional minimum capital adequacy standards. A plan to
restructure the public banks was agreed in 2012. PricewaterCoopers, who
received the consultation bid to propose a strategy for the proposed reforms,
has submitted its reports to the government of Cote d’Ivoire. The report has
been examined and approved by the ministry in charge of economy and
finance. A decision is yet to take place. The only mortgage bank of Cote
d’ivoire, Banque de l’Habitat is among the seven banks concerned.
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In 2014, there were 33 MFIs listed on Mix Market, with US$135.8 million
worth of loans dispersed to 103 603 borrowers. UNACOOPEC-CI, the
savings and credit co-operative network of Côte d’Ivoire, remains the largest
MFI, with 661 367 depositors, US$179.4 million deposits, 53 293 borrowers
and US$65.7 million in loans dispersed in 2012. They offer a product called
‘Prêt Habitat’ which enables borrowers to buy land, build or purchase a house.
The MFI also has a product called ‘Coopec Diaspora’ targeted at Ivorians in
the diaspora. Clients pay a 10 percent deposit and then make arrangements
to pay either directly in instalments, or over 15 years via a co-operating bank.
UNACOOPEC-CI has entered into a partnership arrangement with the
Central Real Estate Company, which builds the houses that the Coopec
Diaspora clients then buy on specification.
Broadly, four institutions are involved in the financing of housing. These are the
Caisse Autonome d’Amortissement, which later became the national
investment bank, BNI; the Support Fund for Housing (Fonds de Soutien à
l’Habitat, FSH); the Urban Land Account (Compte des Terrains Urbains) and
the Housing Mobilisation Account (Compte de Mobilisation pour l’Habitat,
CDMH). The Compte de Mobilisation de l'Habitat was created to give
financial assistance and tax incentives to stimulate the delivery of affordable
housing for low income buyers.
Access to financing houses is a challenge in Cote d’Ivoire. Commercial banks
include the Housing Bank created in 1994 with a mission to finance social
housing and real estate activities. In spite of the huge liquidity at their disposal,
they cannot take the risk of financing mass produced houses for any category
of the population because the banks’ resources are short term. The banking
system is just not compatible with housing development ventures.
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In order to facilitate access to housing finance, and especially to translate
President Alhasane Ouattara’s programme of constructing 60 000 houses
between now and 2015 into reality, the government has come up with a series
of initiatives. Among these are the negotiation of favourable conditions with
commercial banks to maximise interest rates on housing loans to 5.5 percent
as opposed to 9.5 to 12 percent formerly; extending the reimbursement up to
25 years; maintaining the interest rate of BHCI at 5.5 percent; effective
application of the Social Fund for Housing and the creation of a mutualist
guarantee fund for prospective homeowners (Fond de cautionnement mutuel
pour tous les demandeurs de lodgements sociaux).
Access to financing is not only a challenge in Cote d’Ivoire but a real challenge
for all UEMOA states. In order to address this, a regional mortgage institution,
the Caisse Regional de Refinancement Hypothecaire-UEMOA, was created in
July 2010, with headquarters in Lomé,Togo. The mission of the new institution
is to promote easy access to long-term financing for its member banks to
enable them to finance housing loans. The initial capital of the CRRH-UEMOA
is CFA Francs 3 426 million (US$6.4 million), 60 percent of which belongs to
financial institutions of the region, 15 percent to Shelter Afrique and 25 percent
to the BOAD. It is expected that CRRH activities will reinforce the capacity of
commercial banks, unleash construction activities and foster housing
development. The institution as expected is generating investments, and
employment opportunities as currently illustrated by the number of members’
banks (46), and has been successful in the regional stock exchange and the
projects financed.
Providing decent, affordable housing has become a key legislative component
of the government of Côte d’Ivoire, especially the need to strengthen the
financing options for homebuyers and real estate developers. The government
has prioritised housing development through supporting housing projects. It
is reported that housing loans made up 0.9 percent of total loans in 2013 in
the UEMOA region. In 2007, residential mortgage debt as a percentage of
GDP was measured at 0.34 percent. The government also provides a
mortgage insurance product for mortgage loans provided through banks.
The World Bank’s 2014 Doing Business Report ranks Côte d’Ivoire in 162nd
place out of 189 countries in terms of dealings with construction, the same
position as last year, with 16 procedures, and 364 days making it one of the
highest in the region. The cost of registration at 134.8 percent of income per
capita is low compared to the average of Sub-Saharan Africa (736.8 percent)
which remains relatively high. While the country has improved its score in
registration of property from 152nd positions in 2013 to 127th in 2014, the cost
of registration of property is 10.8 percent of property value, still above the
average in the Sub-Saharan region and remains very high by world standard.
Affordability
The current National Development Plan (2012–2015) is focused on poverty
alleviation. The goal is to decrease the incidence of poverty from 48.9 percent
of the population in 2008 to 33.6 percent in 2013, and to 16 percent in 2015.
African Economic Outlook notes that pro-poor spending (covering
development-related investments such as education and health, water,

sanitation and electricity, infrastructure and other factors) rose from 7.8 percent
of GDP in 2010 to 10 percent in 2011, coming down to 7.9 percent in 2012
and rising again to 9.3 percent in 2013. The new universal healthcare system
(Couverture Maladie Universelle, CMU) comes into effect in 2014 with the
goal of improving the national safety net and providing for minimum social
protection.
The majority of the population in urban areas rent their homes and speculation
on rents is a source of conflict. The different incentives allocated by the
government to the private sector will hopefully have a positive impact on the
national economy thus generating jobs, revenues and improving purchasing
power.
Housing supply
Côte d’Ivoire has a housing deficit of over 600 000 units, with the need being
most prevalent in cities. The government estimates the annual housing deficit
in the country to be over 100 000, and in Abidjan alone to be 22 000. Housing
supply in the capital is less than 3 000 a year and most people are renters (75
percent of the population of Abidjan are renters in 2014). Rents for a studio
i.e. a minimum unit, range from CFA Francs 100 000 to CFA Francs 150 000
(US$189 – US$ 283). The housing deficit is a source of rent speculation and
other consumers’ complaints. To protect the population, the ministry in charge
of housing (Le Ministère de la Construction, du lodgement, de l’assinissementet
de l’urbanisme) has introduced a code of urban properties, (Le code du foncier
urbain) to regulate rents and minimise rental guarantees and other rental
miscellaneous funds.
Construction of decent affordable homes is one of the priorities of the current
government and among the electoral promises of the president in office. Out
of the 50 000 units of affordable homes promised, only a few have been
supplied. In order to accelerate the process, the government is mobilising all
stakeholders – 71 construction sites have been opened and construction is in
an advanced stage; an additional 31 real estate developers were officially
engaged in 2013, with 46 overall in 2014, and each of them has a delivery
obligation of 3 000 homes per annum between now and the end of 2015.
Côte d’Ivoire is currently in the middle of its Public Investment Programme,
which runs from 2012 to 2014. Public investment in 2012 is estimated at 5.3
percent of GDP, an increase on the 3.3 percent per annum in the 12 previous
years. The government recognises the gap between supply and demand for
homes and as such initiated multiple programmes including slum upgrading
programmes for cities, a programme that is yet to be put in place, the ‘PUIUR’
(Programme d'Urgence d'Infrastructures Urbaines) financed by the World Bank
and other incentive measures (financial and legal) to facilitate housing
development operations.
The government is focusing its efforts on ameliorating the business
environment and sourcing foreign investment to develop urban infrastructure
and housing. The goal is to use urban infrastructure to unleash wealth and
boost housing supply.
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Huge amounts are being invested in infrastructure including US$200 million in the
Emergency Infrastructure Renewal Project to improve access to basic infrastructure in
targeted urban and rural areas.
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Property markets

Opportunities

Residential property market data is difficult to come by but the different
surveys carried out by the ministry in charge of housing indicates a range of
CFA Francs 100 000 to CFA Francs 150 000 (US$189 – US$ 283). for a
“studio” in Abidjan that is the average rent for the lower income population.
There is a huge gap between rents depending on the geographical situation of
the property. According to a 2013 report by real estate consultancy Frank
Knight, a four-bedroom executive house in a prime location rents for about
US$5 500 a month. Knight Frank goes on to report that rental for the industrial
sector dominates the property market, with prime rental rates of US$6 per
square metre per month in Abidjan. The office and retail market have prime
rates of US$22 per square metre per month and US$46 per square metre
per month respectively.

Côte d’Ivoire has come through a difficult period due to the post electoral
conflict which has threatened national unity and undermined urban
infrastructure including housing. The country’s progress since the election in
2011, however, has been impressive: with a stabilising governance framework,
opportunities for investors are promising. Many projects are in the pipeline and
others are being implemented, among which is the infrastructure project aimed
to increase access to, and improve the quality of, urban infrastructure facilities
and services in Abidjan, Bouake and other selected cities. This project was
launched by the World Bank in 2010, with a total cost of US$50 million. The
Emergency Infrastructure Renewal Project was approved in June 2012, to
improve access to basic infrastructure in targeted urban and rural areas: Abidjan,
Yamusokoro, Korgho, Bouake, Abengourou and Soubre. The total cost of this
project is US$200 million with US$100 million already committed.

Although there is a land registry in place, it covers only a small proportion of
all property. This is due mainly to the conveyancing process, which can cost
anywhere between 16 and 17 percent of the property value. It is a lengthy
process which is unaffordable to the majority of the people.
The different government economic development programmes, the
presidential programme for affordable homes, improvement in the doing
business environment and the returning of the headquarters of the African
Development Bank to Abidjan with a staff of over 500, are all likely to boost
the property market.
Policy and regulation
Before 1998 and according to customary law, women in Côte d’Ivoire were not
allowed to own land nor inherit it. Law No. 98–75, the rural land law, permits
women to own land; however, this tends to be less so in rural areas where
men are still the main beneficiaries of land. Although government agencies are
responsible for land registration a new law (N°2013–481) was passed in July
2013 called Arrêté de Consession Definitive (Adc), as the sole document for
urban land registration. According to the minister in charge of housing the
new law is to facilitate the process of land acquisition and protect the right to
property.
The most recent municipal land regulation and building code was drawn up in
1996. The minimum house size that can be being built in Abidjan is 100m2 and
the maximum height is four storeys; however, in some municipalities this can be
more.
Côte d'Ivoire has improved the strength of its legal rights through amendments
in 2012 to the OHADA Uniform Act on Secured Transactions, which broaden
the range of assets that can be used as collateral (including future assets),
extend the security interest to the proceeds of the original asset and introduce
the possibility of out-of-court enforcement.

Cote d’Ivoire’s ambitious National Development Plan, the different government
development programmes and the efforts of the government in improving
business environments, the results of which can be measured by the position
of the country in the World bank’s 2014 Doing Business Report as well as the
rate of urbanisation, are indicators of opportunities for the housing finance and
housing development sectors.
Sources
Annuaire des Banques et Etablissementt Financiers de l’UEMOA. BCEAO 2013
Bulletin Trimestriel de Statistiques Deuxième Trimestre. BCEAO
IMF (2012). Côte d’Ivoire – First Review under the Three-Year Arrangement
Under the Extended Credit Facility, Request for Modification of Performance
Criteria, and Financing Assurances review. Press release. May 2012.
Property Rights and Resource Governance. USAID Country Profile Cote
d’Ivoire
World Bank, Doing Business Report 2014
Websites
www.data.worldbank.org/
www.globalhousingindicators.org
www.mixmarket.org/
www.afdb.org
www.africaneconomicoutlook.org
www.bceao.int
www.bhci.ci
www.cotedivoire-economie.com
www.doingbusiness.org
www.internationalhealthpartnership.net
www.mfw4a.org/
www.news.abidjan.net
www.oxfordbusinessgroup.com
www.shelterafrique.org/
www.tresor.economie.gouv.fr
www.unacoopec.com/
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Democratic Republic of Congo
KEY FIGURES
Main Urban Centres

Kinshasa

Exchange Rate: 1 US$ =

920,31 Franc Congolaise
(CDF)
2.7 | 1.1 | 3.2

Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

Population^ | Population growth rate (2013)^
67,513,677 | 2.72
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 41.46% | 3.96%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

453.67 | 8.48%
400.00
71.3
7.20
44.43
186 | 0.338

Lending Interest Rate^
19.37
Credit % of GDP^
5.62
Average Mortgages % of GDP°
17.89 |
Price To Rent Ratio City Centre** | Outside City Centre**
5.59% | ....
Gross Rental Yield City Centre** | Outside of City Centre**
Outstanding loan to purchase a home, older adults (% age 25+) 0.68
Outstanding loan for home construction, older adults (% age 25+) 2.49

Overview
The Democratic Republic of Congo (DRC) is situated within central Africa,
but has a short coastline on the South Atlantic Ocean (complemented by an
inland river causeway navigable to ocean-going ships on the Congo River). It
is the third largest country in Africa by area after Sudan and Algeria, and with
more than 70 million inhabitants, it is the most populous country in Central
Africa (although it has low population density). Since independence in 1960,
the DRC has been ravaged by years of political instability, civil unrest and war.
After a few years of peace, violence erupted again in 2012, as rebels tried to
overthrow the government. Ethnic tensions and inequitable access to land
led to violence in the eastern parts of the country. As a result, more than
2.2 million people were displaced within the DRC, and an estimated further
700 000 crossed the border into neighbouring Rwanda and Uganda. Still, the
economy grew by 7.2 percent in 2012, largely due to mining, trade, agriculture
and construction, and maintained a growth trend spanning most of the past 11
years. GDP growth for 2013 was 8.5 percent, while the economy is expected
to grow by 8.8 percent in 2014.
Agriculture is the main economic activity in the DRC, employing close to 70
percent of the population and contributing about 36 percent of GDP.
Extractive industries accounted for 13 percent of GDP in 2012, and 88 percent
of export earnings. Annual foreign direct investment increased to US$5.0
billion, investing in extractive industries, basic infrastructure and private housing.
At the end of the 2013 financial year, the central bank cut interest rates from
four percent to two percent in an effort to improve credit in the economy.
Annual inflation, in the same year, fell to less than 1.4 percent from 2.72 percent,
and is expected to decrease further in 2014.
Access to finance
The financial system in the DRC is fragile and many areas require critical
attention. The informal economy dominates most economic activity, and this
is exacerbated in areas where there is social unrest. It is therefore difficult to
measure total market output because goods and services traded within the
informal sector are unreported.
The banking sector has grown tremendously in the past few years, and 2012
appears to be somewhat of a watershed with the rapid spread of mobile

What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

about US$25,00

Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !

183
7
49
6.6

^
~
*
"
°
**
#
!

US$220 000 (2012)
120 (2012)
192 (2012)

World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

money operations and expansive growth of ATM facilities putting more cash
into the economy. In June 2013, about 1 269 000 civil servants’ salaries were
banked in DRC and about 66 000 received their salaries via Airtel Money.
There are 26 financial institutions and 149 microfinance institutions (SACCOs
and IMFs). At present the financial sector in the DRC comprises 18
commercial banks, 126 SACCOs, 23 MFIs, 44 Money Transfer Service
Providers (MTSP), 17 Exchange offices, four Mobile money institutions, three
specialised Financial Institutions, one insurance society, one savings bank and
one social security institution.
In 2012, banks’ balance sheet totalled about US$3.810 billion, with deposits of
US$2.701 billion and credit to the economy of about US$1.815 billion. The
financial sector is, however, still largely undeveloped, with about 4 700 000
bank accounts in 2012 – an increase from 1 884 000 at the close of 2011 –
suggesting financial inclusion of about 5.7 percent.
The banking sector is still massively underdeveloped and underpenetrated;
transaction costs remain high and there is a need to strengthen Tier 2 financial
institutions, which include MFIs (microfinance institutions) and SACCOs
(savings and credit co-operative organisations), in order to deepen financial
inclusion.
Most banks are concentrated in the capital city of Kinshasa and in Lubumbashi,
the centre of the large-scale mining industry. Rawbank, Banque Commerciale
du Congo (BCDC), Banque Internationale pour l’Afrique au Congo (BIAC)
and Trust Merchant Bank (TMB) are the largest banks in the DRC.
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Short-term credit makes up about 56 percent of all lending, and of this, just
under half are overdrafts. Medium-term credit comprises only 24.6 percent of
total lending, and 95 percent of all lending is in foreign currency.
Microfinance institutions are rapidly growing, and government has encouraged
these institutions by developing a national microfinance fund (FNM) to
strengthen their operational framework in 2011. The central bank is still in
negotiations over setting up a central credit register for the microfinance sector.
In 2012, there were 23 MFIs controlled by the Central Bank, with a total of
1 052 069 accounts and US$95.2 million worth of loans dispersed. The
performance of the microfinance sector is mainly driven by Pro Credit Bank
Congo, Advans Banque Congo, Finca RDC and Opportunity International RDC.
In 2012 ProCredit Bank Congo had 5 597 active borrowers and a gross loan
portfolio of US$57.3 million. The MFI FINCA DRC has 84 538 active
borrowers and a gross loan portfolio of US$23.0 million.
FINCA DRC was established in 2003 as a regulated, deposit-taking
microfinance institution with a mandate to provide financial services to low
income earners. FINCA offers an individual and a group lending product, as
well as savings options. FINCA has partnered with the International Finance
Corporation (IFC) and the MasterCard Foundation in an effort to make finance
available to low income earners. The IFC will provide advisory services for
three years to assist FINCA DRC develop branchless banking channels and
new products. The project is part of the Partnership for Financial Inclusion, a
US$37.4 million initiative between the IFC and the MasterCard Foundation to
bring financial services to an estimated 5.3 million previously unbanked people
in Sub-Saharan Africa in five years.
In 2011 the Alliance for Financial Inclusion and the Central Bank of Congo
(Banque Central du Congo) worked together to promote banking among the
poor through mobile banks. Ecobank has also launched a new mobile banking
service which will allow current clients to assess their bank accounts, transfer
money, pay bills and make purchases on their cell phones.
The Central Bank of Congo, the Congolese Association of Banks and the
German Development Bank “KfW” implemented an initiative that led to the
opening of 9 000 new savings accounts. The campaign targeted the youth and
raised issues of savings, building capital to fund potential projects and reducing
the need to keep money at home.
In 2012, the World Bank launched the Global Financial Inclusion Database
(Global Findex) to explore levels of financial inclusion around the world.
According to Global Findex, only 2.3 percent of rural and 10.6 percent of urban
Congolese over 15 years of age had an account with a formal financial
institution. While almost 30 percent of Congolese over the age of 25 reported
that they had saved in the past year, this activity appears to be largely informal:
only two percent had saved at a financial institution and 9.5 percent through a
savings club. Credit is not widely used. Only 8.6 percent of adults over 25 years
of age reported having a loan from a private lender, while 4.3 percent said they
had a loan from an employer in the past year. Very few Congolese had an
outstanding loan to purchase a home: 0.5 percent of the top 60 percent of

income earners and 0.3 percent of the bottom 40 percent of income earners.
Loans for home construction were slightly more prevalent, however, with 2.9
percent of the top 60 percent of income earners and 0.5 percent of the
bottom 40 percent of income earners having home construction loans
currently outstanding.
In 2014, the IFC has partnered with Rawbank, the largest commercial bank in
the DRC, to promote access to finance to the Micro Small and Medium
Enterprises and women entrepreneurs. This partnership amounts to US$15
million.
With no public or private credit bureaus, the DRC scored zero out of a
possible six for depth of credit information in the World Bank’s 2014 Doing
Business report, ranking it 159th out of 189 countries in the ‘getting access to
credit’ category. On the ‘strength of legal rights’ index, the DRC scored six out
of 10. There is no collateral registry in operation in the DRC.
Affordability
The DRC holds the last place (186th) in the UN Human Development Index.
Poverty is pervasive, and despite the significance of agriculture to the DRC’s
economy, three-quarters of the population do not have enough to eat. African
Economic Outlook reports that the country will not achieve its Millennium
Development Goals by the 2015 deadline. Access to the labour market is
constrained for a number of reasons, and has been made worse by the political
and social instability of the past years. Half of the Congolese population is
unemployed; amongst the youth (those under 25), this figure is 30 percent.
Two-thirds of the population live below the international poverty line of US$2
a day.
Most banks in the DRC do not provide financing for low income earners,
catering primarily for the middle and high income earning population. Even so,
long-term capital is scarce, and most housing is financed through an instalment
sale arrangement facilitated by the developer. Typical is a 50 percent upfront
payment with the remaining debt paid in instalments over 24 months from the
date of delivery. Commercial banks provide services to mostly medium to
large corporations, and have a strong client base in mining, the import sector,
government accounts and a small group of very wealthy elites. A deposit of
between US$10 – US$1000 is required to open an account with some of
these banks. Commercial banks’ lending rates are high (at an estimate of 15.25
percent for the year 2013) while microfinance institutions’ lending rates are
very high (at an estimated of 54 percent a year for the same period). This
means that the great majority of the population cannot afford to access finance.
Microfinance banks offer microloans of an average amount of US$200 to
US$500. However, housing microfinance is not explicitly highlighted in any
reports on the DRC’s financial sector.
Housing supply
The majority of housing in the DRC is developed by households themselves,
meeting their own housing needs. Population growth and socio-economic
development over the last thirty years led to rapid development of cities and
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“Action pour la Solidarité et le Développement (ASODEV)” started building 3 080 social
houses in Kinshasa in 2012; house prices will vary between US$28 000 and US$80 000
payable in 15 years.
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The DRC is characterised by a large overall housing deﬁcit estimated at three million
homes, with planned districts representing 22.9% and self-built districts 77.1%.
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resulted in strong demand relative to supply. According to the UN-Habitat,
"The DRC is characterised by a large overall housing deficit estimated at three
million homes. The planned districts represent 22.9 percent while self-built
districts 77.1 percent."

a 17.7 percent decrease in cement production. The supply of cement in the
DRC has never been sufficient and much is imported. To support the
construction sector, government has lifted taxes on cement imports.
Property markets

Formal, affordable housing supply is extremely limited as there are very few
developers. With a population of more than 70 million people and with a
staggering 71 percent of those people living below the poverty line, formal
housing supply is limited to the minority elites. As is the case across the
continent, the majority use locally sourced materials to build houses for
themselves. Basic infrastructure is poor, but over the past three years there has
been substantial investment, for example in road-building projects financed by
international donors and China. The water sector is also receiving international
aid. China has become one of the most active partners of the DRC
government and has undertaken to help in a number of sectors (education,
health, water supply, electricity and rural development). The DRC also receives
substantial support from the World Bank, the European Union (EU) and many
bilateral donors.
Land and access to land remain highly contested topics in the country. In
addition, a dispute for land is the key driver of conflict in the eastern DRC. In
2012, UN-Habitat identified 1 690 land conflicts and resolved 641 of them.
UN-Habitat’s land programme is expected to last until 2014, and is applying
US$2.5 million to address land disputes in the eastern provinces.
There are some private sector developments underway, spurred on primarily
by the growth in mining areas. In 2009, a Chinese company, China Machinery
and Equipment Import and Export Corporation, announced a plan to build
2.5 million social houses. The project is expected to start in 2015, will be
undertaken in four phases and will be affordable to all income levels. In 2011,
it was reported that an Italian company, Schnell House, was planning an
affordable housing project in the province of North Kivu, using a building
technology that cut the cost of construction by 30 to 40 percent. This project
is still in the planning phase.
In 2011, the DRC government launched the project “Kin-Oasis” to build 1 000
social houses in Kinshasa. Work should be performed by the Chinese company
Zhen Gwei Technique Congo (STZC) during five years. This project is funded
by the budget of the Congolese state.
In 2012, a catholic NGO “Action pour la Solidarité et le Développement
(ASODEV)” announced a plan to build 3 080 social houses in Kinshasa. The
project “UnToit pour Tous” started effectively in 2012 and is expected to last
three years. This project was funded by Shelter Afrique, a pan-African
institution, with support from the International Centre for Business
Opportunities. House prices will vary between US$28 000 and US$80 000
payable in 15 years.
An ambitious, 400-hectare development in Kinshasa, La Cite du Fleuve, involves
the reclamation of land in the Congo River, creating a new island. In making
‘new’ land, the development gets round the challenge of contested title deeds,
a common problem in the DRC. Marketed as a lifestyle development with
public space, and social and economic amenities, the development is being
undertaken by Harkwood Properties, a specialist fund manager. Harkwood’s
majority shareholder, Mukwa Investment, is an African specialised investment
fund based in Lusaka, Zambia run by a group of international managers. From
August 2013, the project has offered 18 150m2 apartments for sale, at a price
of US$195 000 each.
In 2012, it was reported that Renaissance Capital was also involved in housing
development, with a 6 400-acre city planned outside Lubumbashi. More
recently, details of the Luano City project, a 220ha, US$1.4 billion multifaceted
property development on the outskirts of Lubumbashi, were reported. The
development will include office blocks, residential units and the DRC’s first
modern shopping centre.
The construction and public works sector grew by 13 percent in 2012,
contributing 6.3 percent to GDP growth in that year. This was achieved despite

Property prices are high and generally aimed at the high end of the market.
According to real estate agent Knight Frank, the industrial property market has
surpassed the retail property market in prime yields compared to 2012 figures.
The industrial property yields made up 14 percent at US$8 per m2 per month,
followed by retail, which made up 12 percent at US$40 per m2 per month and
office space at 11 percent with a prime rate of US$35 per m2 per month. The
residential market yields were at nine percent, down from 10 percent in 2012,
with rentals of US$8 000 a month for a four-bedroom executive house in a
prime area.
It takes 49 days to undertake the seven procedures required to register
property in the DRC, and costs 6.6 percent of the property value. The DRC
has been ranked 133rd out of 189 countries in the ‘registering property’
category, which is a deterioration from last year’s rank of 106th.
Beyond the limited, high-end market, however, a clash between statutory and
customary land laws undermines property market developments and achieving
legal title. Land administration systems are lacking. As a result, where land
titling does exist, the price is high (US$800 to US$1 000 per hectare). In
Kinshasa, land values are even higher – an estimated US$100 000 per hectare
in well-serviced residential areas.
Policy and regulation
Historically, the DRC’s banking system has struggled with financial and
organisational imbalances. There are solutions in place, however, that the central
bank is working towards. Since President Joseph Kabila came to power, the
central bank has been restructured as an independent body, setting interest
rates, implementing the country’s monetary policy to ensure that the price
level is stabilised and performing all central banking tasks. A special ministry
created in 2000 is dedicated to microfinance, which was seen as being
important for post-conflict reconstruction. Progress has been made to
strengthen the legal framework for the financial sector such as monetary
improvement, financial sector improvement and central bank restructuring. In
2002, the government passed new laws on the central bank’s independence
and to improve its role as regulatory and supervisory authority.
To facilitate mass banking and the establishment of a sound financial system
inclusion, the Central Bank also defined a specific legal framework for
microfinance. This Act 11/020 of 15 September 2011 lay down rules relating
to the activity of microfinance.
The government's housing policy is based on four main areas: (1) The
reorganisation of the housing sector (institutional reform and capacity building);
(2) Improved habitat (land development policy and supervision of real estate);
(3) Resource mobilisation for housing (funding); and (4) The reversal of urban
poverty areas (emergency action).
The legal basis governing urban planning and its code is still the Royal Decree
of 20 June 1957, supplemented by Order # 013CAB/MIN.URB HAB/2005 of
6 May 2005 amending Order # CAB/CE/URB-HAB/012/88 of 22 October
1988 regulating the issuance of the authorisation to build.
Opportunities
In the World Bank’s 2014 Doing Business report, the DRC ranked 183rd out
of 189 countries in terms of overall rating, a deterioration from 181st place in
2013. In dealing with construction permits, the DRC ranked 90th out of 189.
The DRC has many rich sources of natural minerals, and mining attracts many
international companies. Mining remains one of the biggest areas of economic
activity. In 2009 the biggest deal in Africa was made between the DRC and
China, in which China agreed to invest US$9 billion in extensive construction
and other rehabilitation projects over a period of about 10 years in return for
mining and timber concessions. In addition to Kinshasa, important cities offering
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opportunities include the mining centre of Lubumbashi, Matadi (on the banks
of the Congo River), and the eastern city of Goma. New roads and transport
initiatives in Kinshasa are making access easier. The affordable housing sector
is still relatively undeveloped and offers significant potential for growth.
The DRC has several opportunities in the real estate industry including a large
population which is a potential market and the availability of several sites
around the country that can accommodate the construction of houses. The
government has also put in place customs and tax benefits to real estate
projects approved under the Investment Code (including import duty-gear,
equipment, hardware and building materials, exemption from land tax and
income tax).
Sources
Demirguc-Kunt, A. and Klapper, L. (2012). Measuring Financial Inclusion: The
GlobalFindex. World Bank Policy Research WP 6025.
Knight Frank (2013). Africa Report 2013.
UNDP (2011). Human Development Report 2011.
World Bank (2012). Doing Business Indicators 2013.
Central Bank of Congo, annual report2012
Microfinance activity report DRC, 2012
Financial services consumers’ protection survey in the DRC, Central Bank 2013
Central Bank of Congo, Monetary policy report DRC, first semester 2014
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Websites
www.africaneconomicoutlook.org
www.allafrica.com
www.coinmill.com
www.oecd.org
www.greenwichmeantime.com
www.howwemadeitinafrica.com
www.mixmarket.org
www.mfw4a.org
www.procredit-holding.com
www.state.gov
www.investindrc.cd
www.urbanisme-habitat-rdc.com
www.thinkm-pesa.com
www.unchr.org
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Djibouti
KEY FIGURES
Main Urban Centres

Djibouti-ville

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

182 Djiboutian Franc (DJF)
3.7 | 2.5 | 2.4

Population^ | Population growth rate (2013)^
872,932 | 1.53
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 77.19% | 1.62%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

1,668.34 | 5.00%
..
...
...
39.96
170 | 0.467

Lending Interest Rate^
..
Credit % of GDP^
31.09
Average Mortgages % of GDP°
…|…
Price To Rent Ratio City Centre** | Outside City Centre**
…|…
Gross Rental Yield City Centre** | Outside of City Centre**
Outstanding loan to purchase a home, older adults (% age 25+) 6.34
Outstanding loan for home construction, older adults (% age 25+) 9.27

Overview
Djibouti is a small city-state with less than one million inhabitats, located on the
horn of Africa, between Somalia, Eritrea and landlocked Ethiopia. The country
is 77.2 percent urbanised, with most of the urban population living in Djiboutiville. The country gained independence from France in 1977 and has recently
welcomed a series of new opportunities, driven by Ethiopia's strong growth
and its strategic geographic position for trade and military activity in the region.
Djibouti's economy is dominated by tertiary sectors related to trading, financial
and business services, which account for over 75 percent of GDP. In 2013 and
2014, driven by an increase in port activity and foreign direct investment,
Djibouti’s economy grew by five percent, with inflation dropping to 3.7 percent.
The country acts as the major port and rail entrance to Ethiopia, which has
largely been a positive relationship for both countries, despite minor tensions
occasionally over costs and taxation. Meanwhile, Djibouti has also become the
focal point for military activities in East Africa and the Arabian Peninsula, hosting
the United States' only permanent military base in Sub-Saharan Africa, the
Africa Command (AFRICOM) at Camp Lemonnier.
Despite consistent growth, there has been little spillover to political reform or
social development for poor Djiboutians. Politics is still heavily personalised
and patronage-based. Civil servants constitute a small urban elite, who are
relatively well-educated and well-paid. The rest of the population are extremely
poor, living precariously in the informal sector, with high levels of unemployment,
estimated at 60 percent in 2013. Over two-thirds of Djiboutians are plagued
by food insecurity, and poor living conditions, as the price for electricity,
imported food and other goods, is relatively high.
Access to finance
Djibouti remains a country with one of the lowest levels of financial
intermediation and banking penetration on the continent. In 2010, only 50 000
to 60 000 (or between 6.5 – eight percent of the population) had access to
the formal financial system. People eligible for credit are estimated at 14 000
or 1.75 percent of the population. Until 2006, there were only two active
financial institutions in the market, Banque pour le Commerce et l'Industrie –
Mer Rouge (BCIMR) and Banque Indosuez Mer Rouge (BIMR). These two
institutions still account for around 85 percent of the country's total assets.

What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

US$8,00 (2013)

Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !

160
6
39
12.8

^
~
*
"
°
**
#
!

US$30 000 – US$40 000
(2013)
60 (2013)

World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

In recent years, the monetary and financial authorities in Djibouti have taken
a number of actions aimed at expanding access to finance. The most significant
of these has been the opening of the banking sector to new participants. The
number of banks rose from two to 11 by the end of 2013 with 17 non-bank
financial institutions.
Other policy measures include introducing a new requirement in 2009 where
all salaries of government employees earning over DJF40 000 per month had
to be transferred into a bank account. More recently, there have been efforts
to improve access to microfinance for individuals and SMEs by setting up a
dedicated unit at the Central Bank; development of a central credit register,
facilitation of mobile banking transactions and assistance from the IMF to
develop banking supervision and regulations, including anti-money laundering
rules, better disclosure and capital adequacy requirements.
Systemic risks are considered low, with banks generally being very liquid, with
a low level of non-performing loans, standing at about six percent in 2011.
However, most households face serious constraints accessing finance due to
onerous collateral requirements, high interest rates, and terms that are not
suited to their needs.
Housing finance is still not well developed. Long-term credit (15 years) is
now being offered, but is still rare, as are medium-term loans. Interest rates
range from seven – 15 percent for housing loans. Loan applications can take
months to process, due to the lack of complete information, automated
processing, and systemised scoring techniques. This results in loan decisions
that are manual, often presided over by a board, and which can be very
discriminatory. In January 2014, Djibouti announced its intention to set up a
housing bank to facilitate home ownership though not many more details
have been made available.
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Obtaining credit in Djibouti in general is difficult. Djibouti is ranked 182nd
globally in this section of the World Bank’s 2014 Doing Business Report. The
indices for the strength of legal rights and depth of credit information were
ranked two and one, respectively, out of ten. A public registry covers only 0.3
percent of adults, and there are no private bureaus. Currently the Central
Bank of Djibouti is evaluating the feasibility of fostering advanced credit
reporting in the country.
The emergence of microfinance and of Islamic Banking, which are both
regulated and supervised by the Central Bank, has been another avenue to
increase the access to finance. Key institutions Saba Bank and Salaam Bank
have been offering sharia-compliant housing finance products and welcoming
strong growth since their entrance in 2006. There are two saving and loans
cooperative institutions currently operating in Djibouti, CNEC (Caisse
Nationale d'Epargne et de Crédit de Djibouti) and CPEC (Caisse Populaire
d'Epargne et de Crédit) with loans available from DJF30 000 – DJF100 000
(US$165 – US$549) at around two percent interest per month and a
maximum tenure of 18 months.
Affordability
Housing affordability is a major challenge, in a country where the cost of
construction is high, income is low, and there is very little access to credit.
Prices to rent a three bedroom villa in the city centre range from US$600 –
900 a month, which is reasonable in international terms but still far beyond the
capacity of the vast majority of Djiboutians. Housing is generally only affordable
to the small elite that have permanent employment as civil servants or a small
number of entrepreneurs who benefit from the foreign trade.
Poverty is pervasive and has been slow to decline. In 2012, those living in
extreme poverty was measured at 41.9 percent of the population, a small
decrease from the 42.2 percent in 2002. Poverty, mixed with the high
unemployment rate (up to 70 percent among youth), results in very low
purchasing power for most Djiboutans to afford housing.
Beyond accessibility to land and services, construction costs for housing are
high because of the reliance on imported materials. This is estimated at six
times the average annual income of households for permanent dwellings and
2.5 times for those homes built with lightweight materials.
According to 2002 data, 50 percent of households own the housing they
occupy, and rental payments represent about 40 percent of household
spending. However, the condition of these units was not recorded in the
survey.
Housing supply
Demand for new housing is estimated at 2 500 – 3 500 units per year. Even
though the rate of urban growth slowed in 2013, demand for housing is
considered to be on the rise due to the high growth in the economy. Only a
third of housing needs are currently met by the existing stock, with only 34
percent of housing in Djibouti classified as permanent.

The vast majority of new housing supply is precarious. Quality of housing and
poverty are very closely interrelated. In a pocket of Balbala, one of the older
neighbourhoods of Djibouti-ville where extreme poverty is concentrated, over
85 percent of housing is made of corrugated steel, wooden planks, or metal
panels retreived from various sources.
Most construction is unregulated. On average, only 100–200 building permits
are processed per year, which is less than five percent of the total estimated
construction. The process to obtain permits is cumbersome and expensive. In
2014, a construction permit would take 167 days, 15 procedures and cost 1 949.2
percent of income per capita.
From 2003, the government has been spending between two and three
percent of the national budget, or around US$15 million annually, on housing
via the National Housing Fund. In 2014, another DJF2.6 billion (US$14.2
million) was committed toward low income housing activities, including public
land acquisition, construction of several subsidised housing estates and new
urban development projects. Supply of publically-subsidised housing is
predominantly in the form of lease-to-own units for middle and low income
households.
In this period, the public real estate developer, Société Immobilière de Djibouti
(SID), has built nearly 2 000 social and affordable units with the assistance of
the National Housing Fund, most notably in the district of Hodane. However,
there has been a lot of frustration over delays in delivery and the quality of the
units built by SID. Households must pay rent for 10 to 15 years and provide
a 10 percent down payment on a house valued at about US$30 000 to SID
before getting ownership. SID has not been too successful in recovering costs
from consumers, yet there is continued government interest in turnkey housing
development projects.
In the past, the government has also undertaken sites and services projects,
such as the housing pilot in Barwaqo for guided incremental building.
Government figures estimate that more than 6 000 plots have been serviced
since 2000.
New supply is built rapidly and in an uncontrolled manner, particularly on the
periurban areas of Djibouti-ville, with very low access to basic urban services.
These zones, built without planning, have scant access to safe drinking water,
sanitation, transportation, and often uncertain land tenure status.
Recent investment by the government in real estate has seen the emergence
of housing estates and new urban development projects using solid materials
(Cité du Stade, Cité du Progrès, Quartier 7 Sud, Poudrière, Einguela, Gabode
3 etc.) targeted at the middle class. In these areas poverty levels are less than
25 percent and extreme poverty is below 10 percent, much lower than the
national averages.
Property market
For years the property market has been essentially stagnant. The Central Bank
reported in 2012, that the average house price had decreased by 28 percent
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An ongoing US$6 billion infrastructure investment programme includes building new ports,
railways and roads, an aqueduct, a desalination plant and housing, and is funded by
Chinese investors and the international aid community.
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since 2008. Yet, new opportunities in Djibouti brought about by the extension
of the port, military base and an electricity connection project with Ethiopia,
has attracted a growing interest in the property market from foreigners,
beyond the government's own investment.

Opportunities

Proximity to the Arabian Gulf has also has been a factor in investor interest. In
2009, a Kuwaiti Investor, National Real Estate Company (NREC), started to
explore a port city project that would include mid-range hotels, clinics and
shopping malls over 385 ha, 12 kilometres from the airport. Subsequently, in
2012 NREC was engaged by the government in a plan to build 1 600 social
houses in PK 12, a suburb of the capital. However, construction of the first
phase of 540 units is still ongoing, with additional government budget allocated
in 2014 toward completing unfinished buildings. Other international interest
has come from Egyptian and European-based developers, who have also
engaged in discussions with the Djiboutian government over the past year with
regard to low-cost housing projects.

An expansion of the Doraleh Port, valued at US$420 million, is expected to
quadruple revenues and significantly benefit Djibouti’s economy. In May 2014,
the US signed a new 20-year lease to maintain its military base in Djibouti,
which now serves 4 000 American service members and civilians, and
announced a US$1 billion programme for expansion and upgrades. The lease
fees are rumored to have doubled from US$30 million to US$63 million per
year, with an additional US$7 million per year committed to development aid.

Even with these initiatives, there remains an extreme shortage of construction
materials, skilled labour, and equipment in the local area, which is limiting
progress. Bureaucracy has continued to remain difficult in 2014, with registering
of property requiring six procedures and 39 days, at a cost of 12.8 percent of
the property’s value.
Possession of formal land title is also a constraint. Only an estimated 30
percent of urban households in Djibouti-ville have land title and around 25
percent have Permits of Provisional Occupation.
Policy and regulation
In 2011, the Ministry of Housing was created with the guideline "a decent house
for each Djiboutian”. In addition to the two to three percent of the national
budget that is allocated to the National Housing Fund of Djibouti, the
government also had plans to invest over DJF4.3 billion (US$23.6 million) in
several housing projects, including the ongoing construction of the 540
apartments in PK 12, a suburb of the capital, the construction of 120
apartments in the interior regions and further work to improve the Barwaqo
II neighborhood.
Housing continues to gain a lot of political attention as an effective means to
reduce poverty and improve living conditions of the population. The
government is working with international agencies to prepare a plan of action
to boost this sector, which is driven by the Ministry of Housing, Planning,
Environment, and Spatial Planning, and the national Djibouti Real Estate
Company, SID (Societé d'Immobilier de Djibouti).
Other policy priorities include better management of urban development and
improving basic services in the city. A number of actions have been taken,
including the reorganisation of the Ministry of Housing, Urban Planning and
Territorial Development, and the preparation of a master plan for urban
planning and improvement of Djibouti City.

Nestled between Yemen, Somalia and key shipping routes in the Red Sea and
Gulf of Aden, Djibouti has a strong geo-political position and has a lot more
potential to capitalise on its location.

In 2013, foreign direct investment was a record US$277 million, which
accounted for 18.6 percent of gross domestic product (GDP), boosted by a vast
ongoing investment programme, especially for infrastructure. The US$6 billion
programme includes building new ports, railways and roads, an aqueduct, a
desalination plant and housing, and is funded by Chinese investors and the
international aid community.
The programme is a big turning point for Djibouti, whose leaders want to make
the country a regional hub for trade, handling and financial services. Major
investment is planned to strengthen the country’s comparative advantage in
goods trading. The government has been trying in recent years to reduce the
structural obstacles to adequate electricity and water supply that handicap
growth of the private sector, and raised funding in 2013 for several projects
which aim to improve supplies.
The tourism sector is also seen as very promising in terms of real estate and
development of the housing sector. Djibouti currently welcomes only 50 000
tourists a year and most are business travelers visiting because of the presence
of foreign military bases. This number could be increased ten fold if the right
investments are made.
Sources
African Development Bank. (2011). Country Strategy Paper: 2011–2015.
African Economic Outlook. (2014).
DjibTalk. (2012). Un toit pour tous.
International Monetary Fund. (2012). Djibouti: Poverty Reduction Strategy
Paper – Annual Progress Report.
Styan, David. (2013). Djibouti: Changing Influence in the Horn's Strategic Hub.
Chatham House: Briefing Paper.
World Bank (2013). Finding New Paths of Growth for Djibouti.
World Bank Group. (2014). Doing Business.
Websites consulted
www.africaneconomicoutlook.com
www.comesaria.org
www.banque-centrale.dj
www.djiboutiinvest.com
www.presidence.dj
www.mfw4a.org
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Egypt, Arab Republic
KEY FIGURES
Main Urban Centres

Cairo (capital)

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

7,15 Egyptian Pound (EGP)
8.5 | 6.9 | 11.5

Population^ | Population growth rate (2013)^
82,056,378 | 1.64
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 43.03% | 1.69%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

3,314.46 | 2.10%
3,160.00
25.2
11.90
30.77
110 | 0.682

Lending Interest Rate^
12.29
Credit % of GDP^
27.82
Average Mortgages % of GDP°
13.24 | 12.47
Price To Rent Ratio City Centre** | Outside City Centre**
7.55% | 8.02%
Gross Rental Yield City Centre** | Outside of City Centre**
Outstanding loan to purchase a home, older adults (% age 25+) 2.18
Outstanding loan for home construction, older adults (% age 25+) 7.85
What is the cost of standard 50kg bag of cement (in US$)? #
US$4,50 (2013)
What is the price of the cheapest, newly built house by a formal
US$13 300 (2013)
developer or contractor? #
50 (2013)
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #
Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !

Overview
Economic indicators in Egypt have been highly negatively affected by political
turmoil, with growth reaching 1.5 percent during the third quarter of the
2013/14 financial year, compared to 2.4 percent in 2013. Unemployment
reached 13.3 percent by June 2014, a historic high, approximately 5.8 million
people. In addition, approximately 27.8 percent of Egyptians live in poverty,
while 49 percent of Upper Egypt cannot provide basic food needs. Fiscal deficit
is still a major problem, reaching 13.7 and 12.4 percent in 2013 and 2014
respectively. This led to rising gross public debt (domestic and external debt)
to 83 percent of GDP in 2014.
Egypt is still undergoing political transition. After President Morsi was ousted
in June 2013, a new constitution was approved and a referendum was held in
January 2014. Presidential elections took place from 26–28 May 2014. In June
2014, Elsisi won with 23.78 million votes (96.91 percent). The political climate
has since almost stabilised. According to the new budget, Egypt plans to
decrease its deficit to eight percent by 2016 and aim for a higher GDP growth
rate.
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World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

to 13.7 percent in March 2014 compared to 14.9 percent in 2012. The Tier
1 Capital to Risk-Weighted Assets decreased to 11.4 percent in March 2014
compared to 12.9 percent in 2012.
Egypt is moving towards becoming the biggest financial centre in North Africa.
Non-bank finance remains moderately developed. Credit information and
market information systems remain weak; only 10.3 percent of the population
is registered with a private credit bureau, while about 2.3 percent are
registered with the public registry.

The competitiveness report in 2014/2015 ranked Egypt 125th of 144 countries
in financial market development in 2013, compared to 119th of 148 countries
in 2012. With regard to ranked ease of access to loans it ranked 129th of 144
countries. Risks to Egypt’s public finances increased significantly during the
political transition as the authorities continue to adopt an accommodative fiscal
policy stance amidst low tax revenues. The resulting high fiscal deficit and public
debt calls for fiscal reforms and consolidation to curtail the wasteful fuel and
energy subsidies.

Egypt’s mortgage market stems from the Mortgage Finance Law, number 140,
issued in August 2001. The Egyptian Financial Supervisory Authority (EFSA)
was then assigned to supervise mortgage finance activities in terms of the law.
The Mortgage Finance Fund (MFF) was established in 2003 by presidential
decree, with a mandate to expand housing affordability to low and middle
income households. The Egyptian Guarantee and Subsidy Fund was
established in 2004, and works to expand housing affordability for moderate
and low income Egyptian households. In terms of the fund, low income
earners can access a subsidy of up to 15 percent of the value of a residence
when taking advantage of this finance.

The banking sector in Egypt is well established, has a long track record and
enjoys high levels of liquidity. State-owned banks have the most balanced
branch network overall, although their presence is greater in urban areas.
Financial intermediation by the banking system is weak by international
standards: savings are relatively high, and while banks collect large deposits, in
relative terms they lend modestly. At the end of June 2014 the loan-to-deposit
ratio fell to 41.1 percent compared to 46.3 percent the previous year. For the
capital adequacy ratio indicators, the Capital Base to Risk weighted assets fell

In 2006, the Egyptian Mortgage Refinance Company (EMRC) was established
to address further constraints in the mortgage finance market. Its role is to
finance primary mortgage lenders. EMRC’s shareholders are government (the
Central Bank of Egypt, the National Finance Guarantee and Subsidy Fund and
the National Bank of Egypt), the International Finance Company and other
lending institutions. The Egyptian mortgage market has grown very rapidly
since the establishment of the EMRC, especially in support of Primary
Mortgage Lenders financing low income citizens. On 30 June 2013 EMRC

Access to finance
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signed a new Master Refinance agreement with Banque Misr for LE20 million.
This is the first to be signed with Banque Misr, being one of the four entities
that were assigned to handle the financing of the National Housing Programme
(NHP) that supports low income citizens. There were only 3 109 mortgages
in Egypt which more than doubled by 2008, doubled again by 2009 and almost
doubled again in 2010. By the end of 2011, there were 29 631 mortgages in
the country, one percent of GDP.
In 2012, the mortgage market experienced only a modest increase in new
mortgages. Its overall size increased by 7.2 percent in 2012 and reached
LE4 732 million (US$662 million) by December 2012. Mortgage companies’
portfolios grew faster than those of banks – at 12.3 and 2.7 percent
respectively – and banks and mortgage companies ended 2012 with roughly
the same size mortgage portfolio, LE2 360 million (US$330 million) for banks
and LE2 372 million (US$331.7 million) for mortgage companies. The EMRC
refinanced 15 percent of total outstanding mortgages, or LE550 million
(US$76.9 million) by the end of December 2012, all linked to subsidy
programmes. Approximately 50 percent of the refinanced loans are from banks
and 50 percent from mortgage finance companies (MFCs). The EMRC’s main
clients are the National Bank of Egypt, the Housing Development Bank and
Egypt Arab Land Bank, as well as MFC’s Taamir, Egyptian Housing Finance
Company (EHFC) and Tamweel, which account for more than 80 percent of
the total market. The lack of standardisation of underwriting systems hampers
EMRC’s growth. The default rate of EMRC’s portfolio was 4.25 percent in
2012.
Mortgage finance decreased in the first half of 2014 by 17.1 percent to
LE280 million, compared to LE338 million in 2013. During the first half of
2014, the number of approvals of new companies share issuances reached
1 732 with a value of LE17.1 billion, a 24 percent year on year growth rate. The
total value of mortgage finance offered by mortgage finance companies
amounted to LE4.46 billion since the activity started in 2001. By June 2014, the
market capitalisation of listed stocks recorded LE477 billion with an increase
of LE156 billion (48.5 percent) from the previous half of the year.
In February 2014, the Central Bank of Egypt (CBE) launched a mortgage
finance initiative to finance low income housing projects. However, slums have
developed despite government’s attempt to stimulate mortgage finance. CBE
has allocated a total amount of LE20 billion to banks in the forms of deposit,
to benefit low income citizens. Those who qualify will be lent the money at an
interest rate of seven to eight percent yearly. This is expected to have an effect
within the coming year.
Premiums for life insurance reached LE748 billion until the end of May,
compared to LE478 billion in the same period last year. The collected
premiums in property insurance reached LE1.138 billion, while the total value
of collected insurance premiums increased by 29 percent compared to the
first quarter of 2013. Eleven private insurance funds were listed in the first
half of 2014. In the same period the technical examination departments
approved investments of LE3 billion, down from LE3.7 billion in the first quarter
of 2013.
Microfinance is still underdeveloped relative to the large potential market.
According to the EFSA, more than 400 institutions offer microcredit, with the
vast majority being NGOs. Yet market studies suggest a supply gap of 90
percent. Some 16 microlenders reported to the MixMarket, an online source
of microfinance performance data and analysis, in 2013, with 901 610 active
borrowers and US$215.6 million worth of loans dispersed. The largest MFI is
ASBA, which has 225 289 active borrowers and a gross loan portfolio worth
US$61.9 million. Its average loan size is US$274.60. Microlenders generally
offer individual and group loans. Individual loans are mostly for small and
medium-sized enterprise (SME) purposes; group loans are similarly for income
earning purposes but in the informal sector. Microfinance for housing as a
specified product is limited, although it is believed that a significant proportion
of borrowers use their loans for home improvement.
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Affordability
Housing affordability is limited despite government policy efforts. Just over
one-fifth of Egyptians have incomes lower than US$2 per person per day.
Northern Egypt is the most impoverished.
Egypt is suffering from a crippling housing crisis and an unemployment rate of
50 percent in some areas. Low income housing is usually priced around
US$13 946 (LE100 000), so is unaffordable for most. Each year the gap
between rent and real estate prices and incomes widens. House prices in
Egypt relative to income are more expensive than in Western Europe, double
most Gulf countries, and four times more expensive than the USA.
The real estate and land market policies of the last two decades have created
what are known as ‘Ministers of (Luxury) Housing’, who build compounds for
the very rich. This has led to a 16-fold increase in land prices over the last
decade in the New Cities in Greater Cairo, which has driven up the cost of
subsidised housing 260 percent over the same period.
According to UNICEF, 6.5 million Egyptians do not have a tap inside their
homes, especially in rural Upper Egypt. Almost half of households lack proper
waste water infrastructure. The New Cities have failed to gather any
meaningful population, and siphoned a disproportionate amount of the
infrastructure budget over the last three decades.
Egypt has a fairly extensive subsidy system, and in 2011/12 spent nine percent
of GDP on social safety nets. Energy and food subsidies dominate, but housingrelated subsidies are also important. The government’s investment in housing
in the 2012/2013 financial year was about US$5.1 billion, a 38 percent increase
on the 2011/2012 financial year. In the plan for 2014/2015, government
expenditure on housing increased to LE8 464 billion in 2013/2014 and is
expected to reach LE10 162 million by the fiscal year 2014/2015.
The Guarantee and Subsidy Fund (GSF) was established in 2004 to expand
housing affordability to low income earning citizens. Subsequently, the
Affordable Mortgage Finance Programme was implemented by the Mortgage
Finance Fund, which allowed for an even more transparent and efficient
demand-side subsidy system that channelled the subsidies directly to the
beneficiary instead of to the developer, thus enabling affordability. This fund
subsidised about 10 000 housing units in 2010. By 2014, it is subsidising 65 352
units via 28 projects all over Egypt. It is targeted at people that earn US$90 a
month and can afford monthly payments of US$23 (or 25 percent of their net
salary). However, house prices still remain unaffordable and most developers
do not supply houses to this income group.
Mortgage demand, particularly for the lower middle income segment, has been
limited by increasing interest rates and the low legal limit of the payment-toincome ratio (PTI) of 25 percent, set in the 2001 Real Estate Finance Law 148.
Amendments to Law 148 have been stuck due to the uncertain political
process. In July 2014, President Abdel Fattah Al-Sisi issued a legislative
amendment to the Mortgage Law, which would for the first time allow
companies with foreign capital to finance mortgages in Egypt, in a move to
provide low income housing. This has been introduced to provide mortgages
for the use and lease of housing which will end with ownership, in addition to
mortgages that are currently financing the purchase, building, restoration, or
renovation of real estate.
Housing supply
The uneven nature of Egypt’s economy has put most decent housing beyond
the means of the low and middle income classes. There is therefore an excess
of higher priced units that contrasts markedly with the severe shortage of low
and middle income units. With a population of 85 million and growing, Egypt
has one of the largest domestic markets in the region. The housing market is
expected to grow at about two percent in 2014.
The shortage of housing units is estimated to be 3.5 million. Although there
are approximately 5.6 million units vacant or shuttered that could satisfy
demand, most of these are not within the price range of those needing a place
to live, or do not have good infrastructure and facilities to enable people to live
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The real estate and land market policies of the last two decades have created ‘Ministers
of (Luxury) Housing’, who build compounds for the very rich which has led to a 16-fold
increase in land prices over the last decade in the New Cities in Greater Cairo, and driven
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Successful NGO MFIs have been transforming into for-proﬁt businesses, to provide a variety
of microﬁnance services including housing microﬁnance, and increased access to funding.

there. This has pushed people into informal housing. Between 12 million and
20 million people live in informal settlements nationwide.

with housing microlenders, building material suppliers and other stakeholders
to drive the delivery of incremental housing.

The recent macroeconomic and political uncertainty has had major
consequences for housing construction. There has been a persistent gap in
Egypt between incomes and the cost of new housing, even for the middle class.
This is mainly due to high planning and subdivision standards for new housing,
and the lack of a resale market for existing housing. At the same time,
household formation is high because of high urban growth rates and decreasing
household size. At least 175 000 to 200 000 new housing units are needed
annually to keep pace with household formation, but only the top 10 to 20
percent of the income-earning population can afford to acquire a formal sector
house. Subsidy programmes seldom reach even middle income groups. After
the revolution, new construction initially decreased. Supply picked up when the
devaluation of the currency and increasing inflation caused an inflow of private
funds into the residential real estate sector.

According to the competitiveness report from the world economic forum,
Egypt is ranked 100th of 144 countries in infrastructure pillars in 2013. For
overall infrastructure, quality of roads and quality of electricity supply, it ranked
125th, 118th and 121st respectively of 144 countries in 2013.

In August 2013 one of Egypt’s biggest property developers, SODIC, raised the
issue of land availability saying it was running out of land for new developments.
By the end of June 2014, they achieved net profits of LE91 million, strong sales
and a replenished land bank, with LE635 million revenues and LE232 million net
profit. From January to June 2014, SODIC added 1.1 million m2 of prime land
to its unutilised land bank. It secured 1.26 million m2 of land in New Cairo in
the New Urban Communities Authority’s (NUCA) last auction. This brings
SODIC’s total undeveloped land in Egypt to 3.6 million m2. During the same
period, it delivered 223 units worth LE644 million compared with 212 units in
2013. The deliveries came across a well-diversified range of eight projects with
all targets met or improved. SODIC has enough land to plan developments
for the next two to three years and has shifted its strategy from large-scale
multi-use developments to smaller residential projects. This has been in
response to a growing effective demand for housing, which higher income
Egyptians are using as a hedge against inflation.
Luxurious desert cities have been built to house Cairo’s elite, with villas fetching
millions of pounds in gated compounds. This has led to the mushrooming of
informal settlements on land formerly used for agriculture. About 70 percent
of Greater Cairo’s inhabitants reside in these settlements.
Abdel-Fattah al-Sisi announced that they would build one million housing units
for low income youth in collaboration with Arabtec Holding, a United Arab
Emirates (UAE) company. Called ‘For the Youth’, the US$40 billion project is
the largest construction contract ever in the region. It is planned to be finished
by 2022, and will supply low income people with decent accommodation in 13
cities across the country. The army promised to deliver the first units by 2017.
Habitat for Humanity International has been working in Egypt since 1989, and
has provided finance for the construction or major renovation of over 16 000
houses. In 2011 it financed the construction of 2 210 houses, which has a
repayment rate of 97 percent. An initiative promoted by Ashoka, known as El
Dawar, or Housing For All Egypt, seeks to facilitate the construction of 18 355
houses by 2015, targeted at very low income earners. It uses the hybrid value
chain model, which encourages partnerships along the value chain, and partners

Property market
There is an inconsistent approach to property valuations and a lack of valuation
information, making the effective use of financing difficult, as lenders have little
idea of the true value of a property that they will recover in the case of default.
Over 90 percent of urban housing is in the informal sector, without formal title.
This has hindered the use of houses as collateral for other investments, and
limits infrastructure development.
Egypt’s real estate market is expected to gradually recover in late 2014 and
2015, according to Jones Lang LaSalle’s quarterly report in April 2014. This is
attributed to an increase in foreign reserves for the first time since August
2013, the improving performance of the stock market and a narrowing budget
deficit. The report highlighted the fact that Egypt’s real estate market demand
increased by 40 percent since 2010.
In 2014, President Abdel Fattah Al-Sisi issued Presidential Decree 117/2014
amending the 196/2008 Property Tax Law. This modifies the tax-exempt
tranche to include those owning LE2 million in a single residential unit, while
the original law exempted only those owning LE2 million in residential
properties. Hotels, clubs, hospitals, medical centres and clinics affiliated to the
armed forces are exempted from paying taxes. Residential properties with
annual rental values less than LE24 000 will be exempted along with
commercial units with annual rental values less than LE1 200.
The persistent inefficiencies in property registration and the unfettered
competition from developer finance further hamper the development of the
mortgage market and therefore the down-market affordability of houses.
According to the World Bank’s 2014 Doing Business Report, Egypt is ranked
105th of 189 countries in registering a property compared to 104th last year.
Registering property requires eight procedures, takes 63 days and costs 0.7
percent of the property value. While the registration fee ranges from US$75
to US$300 (LE2 000), the Global Property Guide suggests that the full costs
of a transaction can be 10.85 percent to 12.3 percent of the property value,
of which about a third is paid by the buyer and two thirds by the seller. It is
against the law for a property to be formally traded within five years of
purchase. To get around this, property buyers often use a ‘signature validity
court verdict’ method, which allows resales whenever necessary and without
approvals.
Other factors that hinder the advancement of the housing sector are high
vacancy rates, rent control and informality. Almost 3.7 million urban housing
units are either vacant or closed and an estimated 42 percent of the housing
stock in Greater Cairo is frozen under rent control. More than 11 million
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people, of the country’s total population of almost 82 million, live in informal
slum settlements. About 90 percent of the country’s housing supply is built
informally, while only 10 percent is built by professional property developers
Policy and regulation
Egypt’s housing policy framework has been assertive in addressing the
challenges of supply and affordability, but its efforts have been criticised as
insignificant. Recent political and social instability has further undermined these
efforts and highlighted the need for a new approach. A shift from supply-side
housing subsidies to mechanisms stimulating private sector involvement in the
mortgage market promised to promote the rapid growth of Egypt’s housing
sector, stimulating broader economic growth in turn. But with 1 221 urban
slum areas, housing over 11 million people, a slum upgrading strategy is
increasingly important.
Government’s approach has been to extend basic infrastructure to slum areas.
However, the focus on utility provision has left other factors that affect slum
growth unaddressed. The Egyptian government announced in July 2013 that
600 000 plots of between 250m2 and 300m2 would be sold through public
lottery. In 2014, the Ministry of Housing will offer 1 496 pieces of land for
industrial activities, storage, and youth workshops through a public lottery, with
areas ranging from 300 to 6 000 square metres under a usufruct or sale system.
Opportunities
Promoting real estate ownership rights for the public, and for the poor in
particular, through registering their properties, is a major challenge. Reducing
costs and improving technological systems are sorely needed. There is a need
for faster approval procedures by government and for the central bank to
encourage banks to extend credit facilities to MFIs. Due to the perception of
the high cost of the service compared to the value of microloans, MFIs are not
participating in the credit bureau system, which creates an information gap.
The support of funding organisations is needed to assist MFIs with practical
arrangements with the credit bureau over pricing issues.
Successful NGO MFIs have been transforming into for-profit businesses, despite
the wide range of tax and duties exemptions they stand to lose as a result.
The benefits these MFIs foresee include the ability to provide a variety of
microfinance services besides microcredit (including housing microfinance), and
increased access to funding, whether through debt or equity. A main challenge
is the interest rate cap of seven percent on all civil and commercial transactions,
with banks being the only entities exempt from this. Some credit guarantee
initiatives have been launched to serve the microfinance industry. Examples
include the Credit Guarantee Company for Small and Medium Scale
Enterprises and the Cooperative Insurance Society for Small Enterprises.
Neither has yet achieved significant success in encouraging banks to finance
MFIs. In addition, some donor agencies such as the German Reconstruction
Loan Corporation (KfW), USAID and the French Development Agency have
launched or are considering launching credit guarantee programmes.
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Eriteria
KEY FIGURES
Main Urban Centres

Asmara (capital)

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

15,14 Eritrean Nakfa (ERN)
12.3 | 12.3 | 12.3

Population^ | Population growth rate (2013)^
6,333,135 | 3.25
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 21.77% | 5.16%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

543.82 | 1.33%
490.00
7.90
182 | 0.381

Lending Interest Rate^
..
Credit % of GDP^
..
Average Mortgages % of GDP°
…|…
Price To Rent Ratio City Centre** | Outside City Centre**
…|…
Gross Rental Yield City Centre** | Outside of City Centre**
Outstanding loan to purchase a home, older adults (% age 25+)
Outstanding loan for home construction, older adults (% age 25+)

Overview
Eritrea is a relatively young nation-state. After a 30-year war with Ethiopia,
Eritrea attained de facto independence in May 1991 and de jure independence
two years later. The initial years of independence were marked by impressive
progress in rehabilitating basic economic and social infrastructure, improving
social indicators, macroeconomic stability and economic growth. From 1993
to 1997, the economy grew at an average annual rate of 10.9 percent.
However, a border dispute with neighbouring Ethiopia (1998-2000), which
escalated into a full-scale war, reversed the gains and the country’s Gross
Domestic Product (GDP) dropped sharply to an estimated one to two percent
for the period 2007/2008.The unresolved “no-peace-no-war” border stalemate
remains a major impediment to the government’s development efforts as a
number of possible national socio-economic initiatives and resources remain
tied to the border issues.
As a result, Eritrea is one of the least developed countries in the world, with
an average annual per capita income of US$403 in 2010 for a population of
about 5.3 million, of which an estimated two-thirds live in rural areas. In the
World Bank’s 2014 Doing Business Report, Eritrea ranked 184th out of 189
countries, up four places from the previous year’s ranking. Also, the country is
ranked 177th out of 187 countries in the 2011 United Nations Human
Development Index. The last household survey and Participatory Poverty
Assessment undertaken in 2003 estimated that around two-thirds of the
people were living below the poverty line. However, 2003 followed a
particularly bad drought year and agricultural production has been favourable
since then.
In 2011, the UN Security Council imposed a second set of sanctions against the
country, expanded from those imposed in 2009 (consisting of an arms
embargo, as well as asset freezes and travel bans on some Eritrean political
and military leaders). The most recent sanctions require international
companies operating in the country's mining sector to ensure that funds are
not used to destabilise the region. They also call on member states to ensure
that no illicit means are used to collect the two percent "diaspora tax" that
Eritrea levies on its citizens working abroad (which is thought to be the most
significant source of revenue for the ruling party).

What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

US$23,50 – $37,50

Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !

184
11
78
9.1

^
~
*
"
°
**
#
!

US$90,901
125
500

World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

The diversion of resources to the military and negligible foreign investment
(beyond the mining sector) means that Eritrea's economic performance will
remain below potential. Real GDP growth is nevertheless forecast to pick up
from 1.3 percent in 2013 to an annual average of 8.2 percent in 2014,
supported by surging activity in the copper, gold, silver and zinc mining sectors.
Analysts agree that growth is unlikely to be affected by UN sanctions, which
are not stringent enough to affect output or investment in the mining sector.
It is also unlikely to result in substantial improvements in the living standards
of the average Eritrean, however, given the lack of economic opportunities in
sectors other than mining. Inflation is estimated to have eased from 17
percent in 2012 to 13 percent in 2013, in line with trends in international
commodity prices. However, food shortages caused by a poor main cereal
harvest in 2013 will put upward pressure on domestic food prices in 2014. In
the short to medium term, inflation is expected to average between 12 and
13 percent.
Despite these challenges and setbacks, Eritrea has made remarkable progress
towards its own development goals and aspirations. According to the UNDP
(2014), the government has endeavoured to protect the most vulnerable
segments of the population and to implement its long-term development
policies. It maintains an extensive social safety net, investing in three priority
areas: food security and agricultural production; infrastructure development;
and human resources development. Moreover, it is one of the few countries
in Africa that is making steady progress towards achieving the health-related
Millennium Development Goals.
Access to finance
The Eritrean financial system remains significantly underdeveloped with a
limited supply of financial services, which fall far short of demand (including
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project finance for both the public and private sectors). According to the
World Bank’s 2014 Doing Business Report, in the ‘ease of getting credit’
category, Eritrea was ranked 186th out of 189 countries, down four places from
the previous year. The country apparently does not have any private credit
bureaus or public credit registries. As a result of the shallow and narrow
financial system, the average level of credit extended to the private sector is
quite low and the government pursues administered interest rates, which
discourages private savings and increases the cost of borrowing. When not
subsidised by the government, the borrowing rates have tended to be
prohibitively high, at around 30 percent. The low level of financial sector
development in Eritrea has continued to limit investment opportunities in
sectors such as agriculture, mining, tourism and fisheries, which have potentially
high regional spill-over effects to spur economic transformation and foster
inclusive and sustainable growth.
Eritrea's banking sector remains controlled by the state, with lending directed
towards other state-owned or state-controlled entities. There are currently
six financial institutions comprising the financial sector: the central bank (Bank
of Eritrea); the Commercial Bank of Eritrea (CBE), a state owned bank with
nearly twenty branches in the country; the Housing and Commerce Bank of
Eritrea (HCBE), a private bank, specialising in commercial and residential
mortgage loans; the Development and Investment Bank, a state owned bank
specialising in long-term industrial and agricultural loans; one insurance
company; and Himbol, a government owned and operated exchange and
remittance service, which it hopes will help narrow the gap between the
exchange rate being offered by the banks and the black market. The Bank of
Eritrea has recently stated that it is now prepared to license foreign banks as
well.

According to a 2005 Housing / Urban Development Policy Report compiled
by the Eritrean government and United Nations1, the major providers of nonconventional finance, primarily for income generating projects, are the Savings
and Micro-Credit Programme (SMCP) and Acord. SMCP was founded in 1996
with financial support from the World Bank and has established a countrywide
network of village banks through which low income borrowers obtain microloans for business. Acord started its operations in 1994 and focuses on
supporting rural grassroots organisations. Employee-based savings and credit
associations, housing cooperatives, and informal credit and savings groups
(Ukubs) exist but at the time these were not important channels of housing
finance. By far the largest proportion of housing is self-built, with funding
coming primarily from personal savings.
Affordability
Although the level of urbanisation is low by global standards (around 25
percent of the national population live in towns), access to housing and urban
infrastructure services is severely constrained by poverty. Most Eritreans are
poor and can therefore not afford to finance their housing circumstances.
While some households are able to make use of bank loans, a significant
percentage of houses are either self-financed, incrementally built, or built with
remittances from Eritreans living abroad. The most acute concern for
government is to house low income households since the majority of Eritreans
fall below the poverty line, and the majority of urban residents live in overcrowded housing with limited access to affordable water and safe sanitation.

HCBE offers savings and current accounts in Nakfa, US Dollars and Euros, as
well as US Dollar denominated Certificates of Deposit. According to the Bank’s
website, its main product offerings include: medium- and long-term loans for
the construction of houses and businesses, as well as various types of mediumand long-term loans for the construction of buildings, stores, community centres
etc. The bank’s other product offerings include loans for purposes of purchase
of existing buildings and homes repairs, maintenance, modifications and
extensions; as well as commercial, consumer and personal loans The bank also
has a large scale housing construction programme that it financed, to deliver
stock for sale to the public. According to local news sources, in September
2014, the HCBE opened a branch in Dubarwa town.

The banks, usually HCBE, require a 25 percent deposit, and then an installment
to income ratio of no more than a third of the borrower’s income over a
maximum tenor of 25 years. Given that the average annual per capita income
is US$403, as an illustrative example, only higher income households can afford
the available housing stock in Eritrea. In 2013, the government launched a
major housing project in Asmara. According to the official website, apartments
and houses will range from 30 – 120sqm and 125 – 200sqm respectively.
Apartment prices range from EUR18 007 (US$22 744) for a 30sqm unit to
EUR66 471 (US$83 960) for a 120sqm unit. House prices vary from
EUR71 323 (US$90 091) for a 125sqm home all the way up to EUR113 006
(US$142 742) for a 200sqm unit. As stipulated on HCBE’s website, only
nationals who have fulfilled their national obligations and who make a 25
percent deposit payment for the house or business shops they select are
qualified for the purchase. The costs of these types of units are prohibitively
expensive for the vast majority of Eritreans.

The country’s collateral markets are underdeveloped making it even more
difficult for citizens to obtain mortgage loans. For example, undeveloped land
cannot be used as collateral and this denies landholders the opportunity to
borrow for house construction. Indeed, neither “Tessa” land (land for housing),
nor land with immovable property on it, can be used as collateral.

The cheapest, newly built house by a formal developer is US$90 901 based on
recent government sponsored Asmara Housing project data. This is 125sqm.
A standard, 2-bedroom house costs US$56 304 for a 70sqm apartment (based
on recent government sponsored Asmara Housing project data). The
minimum stand or plot size for residential property in urban areas is

1

Due to the scarcity of publicly available housing information in Eritrea, the information contained in this report has been utilised. However, the CAHF
welcomes further discussions and engagements with local stakeholders to ensure that future country profiles contain the most updated information that
is more reflective of the country’s current housing and housing finance realities.
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In 2013, the government launched a major housing project, Asmara, where apartments
and houses will range from 30-120sqm and 125-200sqm and cost US$22 744 for a 30sqm
apartment to US$142 742 for a 200sqm house, prohibitively expensive for most Eritreans.
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About 60% live below the
poverty line (<$2 per per day)

The Asmara Housing pilot project being developed in the Sembel, Halibet and Space 2001
districts consists of 1 680 homes and shops, and is the largest modern housing
infrastructure project in the Horn of Africa.
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approximately 500sqm for Tessa Land (2005 data). A standard 50kg bag of
cement costs US$47.75 for 100kg bag of cement (in 2011), and a standard
sheet of corrugated iron as used for roofing US$62.08 for a 6kg corrugated
iron sheet (2011).

Despite these recent developments, the property market in Eritrea remains
challenging. According to the World Bank’s 2014 Doing Business Report,
registering property in Eritrea requires 11 procedures, takes 78 days and costs
9.1 percent of the property value.

Housing supply

Policy and regulation

In 2005 it was estimated that over the next ten years, 5 000 new dwelling units
a year would be required in Asmara alone. At the time of this statement, the
government was producing less than 1 500 dwellings per annum. In 2013, the
government undertook to provide much needed housing units in Asmara.
According to local new sources, the Asmara Housing Project is a pilot project
that is being developed in the Sembel, Halibet and Space 2001 districts of the
city. The project consists of 1 680 homes and shops, and is the largest modern
housing infrastructure project in the Horn of Africa. Due to the large scale of
the project, the government has reorganised construction companies into three
groups. In order to master the technologies and improve their skill set, all three
companies are working on the pilot project as a single unit. Once they
complete their task, they will be split back into three companies to head the
construction programmes in the eastern lowlands, highlands, and western
lowlands. In an interview with state media in February 2014, President Isaias
Afwerki said, "The pilot housing project in Asmara is a precursor of a
comprehensive urban and rural national housing scheme for the years to
come." Therefore it is suggested that urban areas such as Mendefera, Teseney,
Assab, Dekemhare and Keren should expect to see housing development
projects of their own.

On the national and local levels, a number of institutions and programmes
carry out a range of functions related to land, urban planning and housing. The
main national institutions include the Department of Urban Development of
the Ministry of Public Works, the Ministry of Lands, Water and the Environment,
the Housing Commission, and the various municipalities.

News sources reveal that the private sector has also been involved in delivering
housing units in the country. The current US$300 million Massawa project
appears to be a mix of luxurious resorts, hotels and residential buildings.
Currently, construction of the project has been postponed, presumably, due to
the Asmara pilot project taking a priority. Although little information has been
provided on this massive project, observation of the tenders provided by the
government seem to indicate the models were designed by Piccini, an Italian
based engineering and machinery producing company. Another Italian
company, Gruppo Italiano Costruzioni, is reportedly constructing 1 680 housing
units in the capital city, Asmara, as well as several housing projects and a resort
in Massawa. Also, the Sembel Residential Complex was built in 1996 by
Keangnam Enterprises, Korea's first contractor. The complex is situated in the
South-west of Asmara. There are shops, a hospital, a kindergarten, an
elementary school, a gymnasium, playgrounds, sport facilities (tennis court,
football and basketball) a round theatre, offices and little squares.
Furthermore, the formal and informal rental housing appears to offer viable
housing solutions for many families in Eritrea. The formal rental housing stock
consists of both private and public rental dwellings, with private rental dwellings
comprising by far the larger proportion of this stock. In Asmara, over a half of
households in the city were tenants. In the rest of the country, this proportion
is lower, ranging from around 17 percent in small towns and 22 percent in the
medium-sized towns. According to the latest law (2014), annual rent must be
paid, which is determined by the law or by regulation of the Ministry of Finance,
with the sole exception of rural housing.
Property markets
Under the 1994 Land Proclamation Act, landownership is vested in the state,
with individuals, both Eritreans and foreign investors alike, granted users' rights
under a lease arrangement. Two legal instruments drafted in the 1990s gave
every Eritrean the right to land for housing in urban areas and ancestral villages,
subject to meeting certain allocation criteria. There are two distinct forms of
land tenure for housing: Tessa and lease land. Tessa land refers to village land
that is allotted to an Eritrean whose origin is in the village. Lease land is
allocated in urban areas and houses built on it may be sold, donated, inherited,
transferred or mortgaged.

The government is strongly encouraging companies and individuals to invest in
building residential housing and other supporting social and economic
infrastructure. In the housing sector, the main drivers of the development
initiatives are embedded in the country’s commitment to “development
through self-reliance” policy. This refers to the country empowering its people
to trust their own capabilities and spirit to promote sustainable development;
and as an alternative to an overdependence on foreign aid and external
development models.
Opportunities
Eritrea clearly has a great need for affordable housing delivery. To create even
greater opportunities in the formal housing sector, Eritrea needs to continue
with ongoing reforms to modernise its finance markets. These reforms should
resolve the problems of an inadequately responsive banking sector,
undeveloped capital markets and the relatively high inflationary environment
that has discouraged lending.
There are enormous opportunities for both the public and private sectors to
strengthen the development of housing finance, as well as increase its supply.
Possible initiatives include expanding tailored housing loan products to low
income groups; providing technical assistance to banks and microfinance
institutions to enable them originate and manage loans for low income housing;
and introducing innovative and competitive housing solutions and products for
the poor. Furthermore, substantial remittances from the diaspora provide a
useful source of housing finance that could be harnessed for both mortgage
and microfinance lending.
Beyond mortgage finance, there are real opportunities for growth in the
housing microfinance sector. High levels of self-build coupled with the
microfinance industry with good links to the formal banking sector, and
experimentation with housing, mean that housing microfinance has enormous
potential to contribute towards housing some of the population.
Finally, opportunities exist regarding the use of alternate approaches,
technologies and materials that could help reduce the need for imported
building materials and speed up the delivery of affordable housing.
Sources
African Economic Outlook (2014). Eritrea, 2014. AfDB, OECD, UNDP, ECA
EIU (2014). Country Report: Eritrea, September 2014.
Ministry of Public Works/Department of Urban Development, Eritrea; UNHABITAT and UNDP (2005). Eritrea: Housing / Urban Development Policy
Report, July 2005
Ministry of Public Works and UNHABITAT (2005). Eritrean Housing and Urban
Development Study: Household Survey, 2005
United Nations, 2005
US Department of State (2013). Investment Climate Statement: Eritrea, 2013.
World Bank (2013). Doing Business Report 2014: Eritrea

According to local news sources, in 2014 Eritrea has been quietly building a
number of multimillion dollar infrastructure projects. From luxury resorts to
colleges to modern homes and dams, Eritrea is witnessing an unprecedented
development boom. This includes a US$115 million Dahlak Master Plan and
several high-end resorts in Ras Harab and Halibay.
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www.allafrica.com
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www.doingbusiness.org
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Ethiopia
KEY FIGURES
Main Urban Centres

Addis Ababa (capital)

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

20,06 Ethiopian Birr (Birr)
20.5 | 7.4 | 7.9

Population^ | Population growth rate (2013)^
94,100,756 | 2.55
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 18.59% | 4.89%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

498.08 | 10.36%
470.00
29.6
5.40
33.60
173 | 0.435

Lending Interest Rate^
..
Credit % of GDP^
..
Average Mortgages % of GDP°
7.78 | 8.5
Price To Rent Ratio City Centre** | Outside City Centre**
12.85% | 11.76%
Gross Rental Yield City Centre** | Outside of City Centre**
Outstanding loan to purchase a home, older adults (% age 25+)
Outstanding loan for home construction, older adults (% age 25+)
What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #
Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !

Overview
Ethiopia has been one of the world’s fastest growing economies and has been
undergoing a successful restructuring of its economy since 1990. Ethiopia has
enjoyed sustained economic growth across several sectors – with rain-fed
agriculture accounting for nearly 50 percent of GDP, and coffee accounting for
over 15 percent of exports.
The government has undertaken an ambitious, state-led, five-year (2010–2015)
economic plan, the Growth and Transformation Plan (GTP), largely financed
domestically. This is likely to be followed by another similar programme, and it
is questionable whether domestic financing will fulfil its requirements. Growth
is high at 10.4 percent in 2013. Agriculture and agro-processing will benefit
from the movement of subsistence farmers into commercial farming, helped by
the expansion of road, power and market networks.
Ethiopia has battled with high inflation rates. Inflation slowed to 8.1 percent in
2013, from 22.9 percent in 2012. Inflation is expected to average 7.9 percent
per year over the short to medium term. The cost of living is high, especially
in Addis Ababa. Just under a third of the population lives below the poverty
line, and government has committed itself to reducing poverty to 22.2 percent
by 2015.
In September 2010, the central bank devalued the Ethiopian Birr by 20 percent
to boost the competitiveness of exports. It had a positive effect on remittances,
but made the price of imported building materials more expensive.
In recent years the scope and scale of real estate activity has been driven by
overall economic growth, an increasing urban population, a long-standing
backlog of unmet housing demand, the expansion of city roads and
infrastructure and tax and investment schemes, involving a broadening of
investment areas, extended lease periods, and reduced income tax incentives.
Access to finance
In 2014, Ethiopia was ranked 109th of 189 countries by the World Bank’s 2014
Doing Business Report for ‘ease of getting credit’. The financial system is
dominated by the banking system, and yet it is amongst the major under-banked

^
~
*
"
°
**
#
!

US$8,14 (2013)
US$68 783 (2013)
120 (2013)
70 (2013)
10
41
2.1

World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

economies in the world. The Banking industry is highly profitable, concentrated
and moderately competitive. Traditionally it has been dominated by the state
but performs relatively poorly. Nevertheless Ethiopia’s banks are highly
profitable, and have paid dividends of over 30 percent on share prices. There
is no stock market and treasury bills are the only active primary securities.
The National Bank of Ethiopia (NBE) reports that by end September 2012,
there were 18 banks, 16 privately owned. Ethiopia’s banking sector has
managed to thrive despite the ban on foreign ownership and the extended
reach of the state. The largest bank is the government-owned Commercial
Bank of Ethiopia (CBE), which accounts for 37.5 percent of the total capital
of the banking system and has grown since the introduction of the new
housing project in Addis Ababa. Over the past three years CBE opened 298
new branches to a total of 700 in June 2013. Together the Development Bank
of Ethiopia and the Construction Bank of Ethiopia account for 15.6 percent
of the total capital of the banking system. However, private sector banking has
grown rapidly despite government-imposed lending caps to reduce inflation
and foreign exchange shortages.
To increase financial inclusion, Kifiya, a leading information and communications
technology company, has partnered with the Ministry of Communication and
Information Technology to develop a mobile financial services platform to
deliver mobile money and enable branchless banking, placing financial services
within reach of most.
Overall, the banking sector is well capitalised, and the capital adequacy ratio
has remained well above the eight percent regulatory minimum (14.6 percent
in March 2013). However, private banks continue to face some liquidity
challenges. The average ratio of non-performing loans to gross loans stood at
2.4 percent in 2013.
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Access to credit information is low. In August 2011, a credit bureau and credit
information system was launched, paving the way for improved financial
infrastructure. The World Bank’s 2014 Doing Business Report showed that
almost 53 810 individuals and 13 452 firms were recorded on the public credit
registry (more than double the previous year), representing just 0.1 percent of
the population.
There are 31 registered microfinance institutions (MFIs) serving about 2.7 million
low income individuals. In 2013, 25 MFIs were listed on the Mix Market with
881 113 active borrowers and US$182.8 million worth of loans distributed.
The average loan is US$218. Amhara Credit & Savings Institution (ACSI) offers
credit, savings and micro insurance, but no housing-specific loan products.
Historically, lending for housing (both development and mortgage finance) was
carried out by a specialist lender, the Housing and Savings Bank (HSB). The HSB
granted long-term loans at a subsidised rate for residential housing and
commercial building construction, purchase and renovation, time deposits and
long-term borrowings. It was succeeded by the Construction and Business
Bank (CBB), a wholly government owned public enterprise which has the
additional mandate of universal banking. HSB and CBB have extended
mortgage loans for the construction of just more than 30 000 residential units.
For the 2011/12 financial year, 73.4 percent of CBB lending went to business
loans, and 26.6 percent to the construction of residential and commercial
properties. Mortgage loans require a 30 percent deposit and borrowers must
be formally employed.
The other major mortgage lender in the country, CBE, disbursed 1 022 mortgage
loans in 2010/11. For the 2010/11 financial year, CBE had Birr3.48 billion
(US$173 million) loans outstanding for building and construction.
Investment in the housing sector is limited due to low domestic savings and a
shortage of external resources. Occasional government bonds are issued to
fund short-term budgetary deficits, readily taken up by the banking sector.
International remittances represent a huge potential finance resource for
housing.
Affordability
A key challenge to housing affordability is the absence of a diversified and
flexible housing finance sector. Further, a high percentage of households
depend on informal incomes, making them ineligible for formal finance. As a
result, only upper income groups and members of the diaspora can afford
newly constructed housing built by the private sector. Although mortgage
lending is growing, cash is the predominant form for purchasing formal housing.
Houses tend to be constructed progressively on an instalment basis. Loan-tovalue ratios are moderate: a loan by the CBB requires a deposit of 30 percent
up front. Loan terms are short, generally five years.
Traditional construction techniques involving the heavy use of bricks, blockets
and cement are expensive, inefficient, and time consuming. There are few
factories producing construction materials, and locally available inputs are in
short supply. The development of the Derba Cement Factory reduced the

cost of cement by more than half. Derba announced that it would offer three
months credit to contractors who made a 50 percent payment and provided
a bank guarantee. Bulk orders at the reduced price are placed through the
Commercial Bank of Ethiopia and Dashen Bank to avoid middlemen and
protect affordability. Cement production was given a further boost with
investments by South Africa’s Industrial Development Corporation and Pretoria
Portland Cement (PPC) into the Habesha Cement Share Company. The
company, which will have a yearly production capacity of 1.4 million tonnes of
cement, is expected begin production in November 2015.
Housing supply
The housing sector, particularly in Addis Ababa, is of poor quality, having massive
shortages, and being congested, unsecured and unplanned. Only 30 percent
of total housing stock is in fair condition, while the remaining 70 percent is in
need of total replacement.
Ethiopia’s housing deficit is between 900 000 and one million units in urban
areas, and about 225 000 housing units a year are required to meet the
Millennium Development Goals by 2015. The relative youth of Ethiopia’s
population and high population growth are putting considerable pressure on
housing demand.
There are four categories of new residential developments taking place in the
sector: (a) government-initiated condominium buildings; (b) residential
neighbourhoods initiated by developers; (c) owner-built housing dwellings; and
(d) new home activity driven by housing cooperatives. In addition, there are
two other major categories of housing units in Addis Ababa: kebele-rented
homes, mainly to those on low incomes, and informal housing settlements.
Although these comprise a large share of existing stock, they do not represent
a significant source of new developments in the years ahead.
n Government-built Condominiums: To address the severe housing
shortage in Addis Ababa, the government has constructed more than
78 000 condominium units. About two-thirds of these are completed and
occupied. Launched extensively in 2005/06, this is part of a grand Housing
Development Programme involving the eventual construction of 400 000
condominiums in Addis Ababa and other cities. Once completed,
assuming an average of four persons per unit, Addis Ababa‘s already
constructed condominiums may house around 315 000 inhabitants, more
than 10 percent of the city population. This has had a substantial impact
on housing affordability for this target market. Within Addis Ababa, the
programme delivers housing at Birr3 000 (US$150) per m2, versus
Birr5 500 (US$274) per m2 in the private sector. A 100m2 house as
par t of the Integrated Housing Development Programme (IHDP)
would therefore cost Birr30 000 (US$1 1496). The IHDP, implemented
in 56 municipalities, delivers condominium housing, multi-storeyed housing
units for several households, where communal areas are jointly owned
and managed. The programme uses a labour-intensive deliver y
method and has created 176 000 jobs.
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In June 2013, Chinese Geo-Engineering Corporation started construction of a real estate
complex which will include 21 high-rise buildings of between 12 and 15 storeys at a total
investment of US$151 million to be completed by 2015.
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n Residential neighbourhoods initiated by Real Estate Developers:
Residential homes and neighbourhoods built by real estate developers are
becoming increasingly common since the first large-scale development
was initiated by Ayat Real Estate. There are approximately 50 real estate
companies operating. Developments of these private developers range
from luxurious, high-end communities that sell multi-million Birr homes
(e.g. Country Club Developers and Akakas Real Estate) to sellers of more
moderately priced homes (such as those of Enyi Real Estate, Sunshine, and
Access Real Estate).
n Owner-built housing construction: Housing units built by owners were
by far the most common type of new residences before government-built
condominiums and real estate developers. Though relatively limited, this
is still active in older residential neighbourhoods. Owner-built residences
are becoming common in some outlying neighbourhoods that were initially
popularised by real estate developers but have subsequently attracted
individual home builders. Costs for owner-built construction are generally
higher and this segment of the market tends to include the full range of
housing units from modest homes constructed over extended periods to
large and luxurious homes often built by razing or replacing older
properties.
n Home construction by Housing Cooperatives: Cooperative housing
developments, organised by groups that share a common employer or
membership, have been a long-standing feature of the residential real
estate market. The city administration has registered more than 500
housing cooperatives. The minimum membership in a housing cooperative
is 14 while the maximum is 24. Many cooperatives members are middle
income, based on employer associations such as Ethiopian Airlines or other
state-owned companies. Many have finalised the construction of their
group homes, but many more are on waiting lists for land allocations and
this segment will continue to form a significant share of the overall real
estate market.
In 2011, government implemented a new housing project in Addis Ababa
divided into four different groups based on payment modalities: 10/90, 20/80,
40/60 and housing association. The payment modality for the last one
necessitates 100 percent upfront settlements, while the others incorporate 10
percent, 20 and 40 percent down payments mixed with a long-term mortgage
plan. The 10/90 scheme is designed for people in the lower income bracket,
in the Birr1 200 (US$60) and less monthly income. This group is expected to
save Birr187 (US$9) every month. The 20/80 scheme is designed to
incorporate those registered previously, in 2005, and the new ones who earn
more than the lower income bracket. The money expected to be saved by this
group varies according to the type of house. Starting from a studio apartment,
which entails Birr151 (US$8) monthly saving, the range goes up to Birr685
(US$34).
The other programmes are the 40/60 and housing association which started
in August 2013. For the former, the saving varies from Birr1 033 (US$51.4) for
one bedroom to Birr2 453 (US$122) for three bedrooms. Many people are
signing up for the housing programme that the CBE agreed to finance as it will
allow the bank to increase the number of account holders. The Addis Ababa
Housing Development Enterprise (AAHDE) and CBE signed a deal to realise
the 40/60 housing scheme. If city residents are able to save 40 percent of the
total cost of the planned house they will be eligible for the programme that has
the remaining 60 percent covered by the state owned bank through a loan to
be paid within 17 years. Site selection and other preconditions have been
completed and construction of 10 000 houses has started. The cheapest price
is Birr128 590 (US$6 428) for a house with one bedroom (55sqm total area)
while the two bedroom homes cost Birr200 475 (US$9 994) and lays on
75sqm. The biggest house will cost Birr320 000 (US$15 952) with three
bedrooms (100sqm area). If a potential resident can save the 40 percent within
a short period of time, they will obtain their home sooner than applicants who
save the first down payment according to the schedule. Though affordable,
these houses are expected to be of higher quality and more spacious than
those in low cost condominium housing projects.
One of the consequences is that individuals who maintain accounts in private
banks are required to withdraw and deposit the down payments into the

branches of the CBE. This is expected to create a significant loss of deposits
from private banks.
In August 2012, the Addis Ababa City Administration transferred 7 300
condominium housing units to beneficiaries. More than 72 000 condominium
houses have been built and transferred to beneficiaries since the start of the
project in 2005.
In June 2013, Chinese Geo-Engineering Corporation started construction of a
real estate complex which will include 21 high-rise buildings of between 12
and 15 storeys. The target market has not been disclosed, but the entire
investment is estimated at Birr3 billion (US$149.6 million) to be completed by
2015. Similar ambitious plans have seen delays. The Tedros Abebe
Construction company was planning to develop 83 895 condominiums by the
end of 2011 but by February 2013 only 20 000 units had been completed.
Property markets
In the World Bank’s 2014 Doing Business Report, Ethiopia ranks 125th of 189
countries. Registering a property requires 10 procedures, takes 41 days and
costs 2.1 percent of the property value; for this, Ethiopia ranks 113th globally.
With more procedures, Ethiopia’s property registration process is still faster
than the Sub-Saharan African average, by 17 days. It is also cheaper at just
over a quarter of what it costs in the rest of the region.
However, key obstacles facing the housing sector include land policies, the
scarcity and cost of construction material, the lack of basic supporting
infrastructure and the lack of long-term financing.
All land is owned by the state. Land administration is divided between
municipalities (for urban land) and regional governments (for rural land). In
urban areas there is a system of leasehold tenure; in rural and peri-urban areas
a permit system (based on use rights) applies. In urban areas individuals ‘own’
land through leasing it from the government for up to 99 years. The lease may
be transferred between private individuals but only on the basis of the lease
being used as surety or collateral; the lease cannot be traded to a third party.
The government has the right to take the land back, on payment of
compensation for improvements made. Compensation is not paid for the
value of the land itself. It is government policy to convert the permits to leases
when a land transfer transaction is being carried out.
In urban areas, formal land delivery is through planning and public auction by
city government. New parcels of land are leased on an annual lease rent, with
a fixed lease period and conditions according to a land use plan. Alongside this
land delivery system a cash land market operates in which people exchange
leases or permits through sale agreements. Buyers pay property transfer taxes
and commissions to middlemen. Within the city boundary, new parcels of land
come onto the market through an informal system without planning or
documentation. The exchange is usually among personal connections, and a
simple sale agreement confirms the transaction. About 90 percent of these
parcels are subdivisions of land with ‘permission to occupy’ rather than titles.
The recent growth in the property market has led to a surge in building activity.
Manufacturing related to the construction industry constitutes one of the
largest and fastest growing industries. In 2011/12, 73.4 percent of long-term
loans were disbursed towards the construction of residential and commercial
buildings.
Policy and regulation
Housing is under the Ministry of Urban Development and Construction, and
falls under the Land and Housing Development Coordinating Bureau. An urban
housing policy and strategy has been developed and is still awaiting approval.
The absence of a specific housing policy seems to be the source of many
housing problems. While there is no dedicated institution, the Bureau’s
mandate is to implement housing policy and the Integrated Housing
Development Programme (IHDP). It is difficult to tell what problems face real
estate housing developers as there are no specific laws related to real estate
housing.
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The Addis Ababa Land Development and Urban Renewal Agency was
established in 2001 to renew Addis Ababa through developing old parts of
the city. Their mandate was to help establish an effective land provision system
by 2012. The Agency has transferred 453 hectares of land for micro and small
enterprises, condominium construction and other housing schemes since
September 2012. There have been three phases of the programme: infill,
expansion and urban renewal. During the first two, condominium sites were
developed on vacant plots, in the city and on the urban periphery. In the third
phase, the emphasis shifted to urban renewal, and is being used to clear innercity slum areas and develop these for condominium housing, private sector
developments, social infrastructure and other land uses.
In June 2013 it was reported that a bill to regulate the rental sector was under
consideration. Of the estimated 600 000 families living in rental
accommodation, 373 000 rent from government. Some 70 percent of
government rental housing is made from mud and wood. The new bill would
regulate housing standards and rental relationships. Two other pieces of
legislation are also under consideration: a real estate law and a law that
penalises those who unlawfully register or take a house.
Opportunities
Ethiopia has a great need for affordable housing delivery. To create even greater
opportunities, Ethiopia needs to continue with ongoing reforms to modernise
its finance and land markets. These should resolve the problems of an
inadequately responsive banking sector, undeveloped capital markets and the
high inflationary environment that has discouraged lending, as well as those
facing the system of land registration.
Housing finance markets are destined for growth at virtually all income levels,
but particularly within the lower to middle income ranges. Real estate
developments have tended to focus on the high end of the market but there
is considerable unmet demand for less expensive homes for professionals and
middle income households, to the extent that supply can be expanded for
homes in the range of Birr400 000 (US$19 940) to Birr1 000 000
(US$49 850). Unsatisfied demand is exceptionally high, particularly if financing
to facilitate such purchases is available.
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Due to expensive and inefficient building materials there is a huge requirement
for cost-effective housing at a faster speed and larger scale. Developers with
cheaper and unconventional construction materials have significant advantages
over competitors. Promising prospects include the use of pre-fabricated
boards, steel-based construction of high rise buildings, and locally available
environmentally friendly building materials.
An asset that warrants further development and exploration is Ethiopia’s
microfinance industry, one of the largest in Africa. Given relative tenure security,
this creates enormous potential for the development of housing microfinance
products which are appropriate for low income earners. Formal
encouragement of this form of housing delivery is required, especially through
regulatory reform around building standards and greater product innovation by
banks

78

www.acsi.org.et
www.addisfortune.net
www.allafrica.com
www.allbusiness.com
www.cbb.com.et
www.citiesalliance.org
www.combanketh.com
www.csa.gov.et
www.doingbusiness.org
www.economist.com
www.engineeringnews.co.za
www.ethiomedia.com
www.ethiopiahope.com
www.mixmarket.com
www.nbe.gov.et
www.imf.org
www.worldbank.org

Africa Housing Finance Yearbook 2014

Gambia, The
KEY FIGURES
Main Urban Centres

Banjul (capital), Serekunda

Exchange Rate: 1 US$ =
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3.9 | 5.3 | 5.7

Population^ | Population growth rate (2013)^
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Credit % of GDP^
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Outstanding loan to purchase a home, older adults (% age 25+)
Outstanding loan for home construction, older adults (% age 25+)

Overview
With a total area of only 11 000 km2 and a total population of just over
1.3 million people, the Gambia is one of the smallest countries in Africa.
Gambia has the comparative advantage of being one of the most politically
stable countries in the region. There is a visible presence of foreign investors.
The Gambian economy has performed well over the past several years,
although it is still recovering from a severe drought in 2011. Between 2007 and
2010, real GDP growth averaged just over six percent a year, driven by an
extended expansion in agriculture and investment in telecommunications. The
drought led to a 45 percent drop in crop production and a contraction in real
GDP of just over four percent in 2011. The economy picked up the following
year, as the tourism sector gained momentum and agriculture began to
rebound. For these reasons, and the fact that the construction sector (and
other services) is also expected to pick up, GDP growth is expected to stay
above six percent in the short to medium term.
Inflation has ranged between 2.5 and seven percent since 2007, as the Central
Bank of The Gambia (CBG) exercised monetary restraint. Nevertheless, there
have been periods of monetary expansion driven by fiscal dominance. Since
late 2012, inflation has been rising and is estimated to have averaged 5.6
percent in 2013, driven by the depreciation of the dalasi and the introduction
of VAT. It is expected to remain above five percent in the short-to mediumterm.
By 2010, Gambia’s population was 58 percent urban, and the population density
was estimated at 172.84 persons per km2, one of the highest in Africa. Poverty
is high even though prior to the drought, significant progress in the fight against
poverty was made. The expansion of agriculture was critical in reducing
poverty from 58 percent in 2003 to 48.5 percent in 2010 (based on national
poverty lines set at US$1.00 a day and US$1.25 a day for 2003 and 2010
respectively). In 2011, authorities launched the Programme to Accelerate
Growth and Employment (PAGE), a poverty reduction strategy that
emphasised agriculture and investment in infrastructure to help boost incomes
particularly for the rural poor.
The total economically active population is estimated at 400 000. About 75
percent are engaged in agriculture, 18 percent in industry, commerce and

What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

US$6,34 (2013)

Ease of Doing Business Rank !
Number of Procedures to Register Property !
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Cost (% of property value) to Register Property !

150
5
66
7.7

^
~
*
"
°
**
#
!

US$100 000 (2013)
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World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

services and seven percent in government. There is high unemployment and
underemployment, compounded by a shortage of skilled workers and trained
professionals.
According to the World Bank’s 2014 Doing Business report, Gambia lost two
places in its overall ranking for doing business since 2013 – it now sits at 150th
out of 189 countries overall.
Access to finance
The country’s financial system is quite efficient. There are 8.88 commercial
bank branches per 100 000 adults. In 2011, there were 360 deposit accounts
with commercial banks per 1 000 adults, and 37 loan accounts per 1 000
adults. In 2014, the Gambia lost three places against the World Bank’s Doing
Business report indicator for ease of getting credit, moving from 162nd in 2013
to 165th, out of a total of 189 countries.
There has been an influx of foreign banks, which has increased the penetration
of financial services. There are 13 commercial banks and one Islamic Bank. The
financial system is dominated by commercial banks, with a locally incorporated
subsidiary of Standard Chartered Bank having a 25 percent market share of
the total customer base. However, the financial system also consists of three
fast growing Savings and Credit Companies, 50 active Village and Credit
Associations, insurance companies and foreign exchange bureaus. Within the
commercial banking sector there is tense competition and diminished profits
for the system as a whole.
Financial deepening, measured by the credit-to-GDP ratio, is still relatively low
in the Gambia, compared with its regional peers. High lending rates and
constrained credit to firms and households can largely be attributed to
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structural factors, notably banks’ high funding and operating costs. Increased
competition appears to have narrowed banks’ interest margins, because of
higher rates paid on deposits, especially as newer banks competed aggressively
for time deposits in a concentrated market. For example, those banks that
lack a core local deposit base, must bid aggressively for large deposits. Other
notable characteristics include a relatively low rate of interbank lending; a high
concentration of government treasury bills as a share of banks’ total assets; and
a largely domestic source (deposit liabilities) of the banks’ funding, despite the
dominance of foreign-based banks.

has two shareholders: SSHFC which owns 90 percent of the shares and Trust
Bank Limited which owns 10 percent. Equity release mortgages are also
available (the HFC will lend up to 80 percent of the equity vested in the
property), as well as home improvement loans. In May 2012, HFC’s mortgage
book size stood at approximately GMD35.7 million (US$828 498 million). To
accommodate the needs of the overseas market, some real estate and
mortgage brokers have established offices in Europe, the US and in the Gambia.
HFC offers four different types of mortgage products, namely Home Purchase,
Home Completion, Home Improvement and Home Equity.

However the banking system as a whole is well capitalised and has ample
liquidity. The total estimated assets of commercial banks at the end of
November 2013 were GMD20.74 billion (US$481.3 million). In May 2014,
the Central Bank took over Keystone and Access Banks, apparently in response
to the banks’ failures to maintain minimum capital reserves of GMD200 million
(US$4.6 million). In response, Access Bank injected US$15.2 million in May
this year to recapitalise and take back control of the lender. Access Bank made
a commitment to inject a further US$4.8 million in the near future.

On average the five procedures involved in registering a property take 66 days
and cost 7.7 percent of the property value. Gambia does not have a credit
bureau, undermining the opportunity for long-term lending to individuals.

The share of non-performing loans is high and although NPLs have declined
fairly steadily over the past few years, still comprise a large share of total loans
(approximately 20 percent as of late 2013). NPL is one of the core areas that
need intensive supervision.
Concentration of the banks’ loan portfolio could potentially pose major credit
risks. The top four borrowers account for 54 percent of the loan portfolio,
based on end-December 2012 data. Single-borrower limit is set at 25 percent
of capital, but only applies to unsecured credit. This loophole in CBG regulation
allows banks to build up concentrated exposures beyond a level deemed
sound. Given the weaknesses in collateral registration and enforcement that
reduce recovery rates on secured credit, this distinction is somewhat arbitrary.
Against this background, stretched supervisory resources are cause for concern.
Based on IMF analysis, 11 out of the 12 banks may need to be subjected to
intensive supervision.
Concerning the insurance sector, there are currently 11 companies with
operations in the country that conform to the 2003 Insurance Act. Insurance
penetration as a percentage of GDP stood at just below one percent in 2011
and 2012.
The country has a high per capita savings rate compared to others. This is a
good platform for housing microfinance. The microfinance sector comprises of
65 active Credit Unions, 61 Village Savings and Credit Associations and two
finance companies. The Central Bank has actively participated in the drafting
of the National Microfinance Policy to enhance the development of sustainable
microfinance institutions that promote the agenda for inclusive finance. The
IFAD funded Rural Finance Project and the ADB funded Social Development
Fund continue to support the microfinance industry in capacity building and
financing.
Village Savings and Credit Associations registered significant growth in 2012
both in terms of membership and size of deposit liability and amount of loans
extended to members. Membership rose from 35 031 in 2011 to 38 389 in
2012, an annual increase of 9.6 percent. Total deposit liabilities increased to
GMD15.2 million in 2012 or by 15.2 percent. Total loans extended to
members in 2012 grew by 1.8 percent to GMD28.2 million (US$654 444)
from GMD27.7million (US$642 841) in 2011. The 65 active Credit Unions
registered an increase of 4.9 percent in membership from 44 849 in December
2011 to 47 065 by end December 2012. Total savings and loans outstanding
increased significantly by 19.0 and 22.5 percent from GMD366.7 million
(US$8.5 million) and GMD277.5 million (US$6.4 million) in December 2011
to GMD436.1 million (US$10.1 million) and GMD340.0 million (US$7.9 million)
by end December 2012 respectively.
Regarding the mortgage market, the Home Finance Company of the Gambia
Limited (HFC) offers a mortgage product that finances 70 percent of the value
of a property payable over a maximum of 15 years. The company was
incorporated in 2001 with technical assistance from HFC Ghana. The HFC
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The Gambia has a pension industry that actively supports housing expansion.
The Social Security and Housing Finance Corporation SSHFC administers a
housing fund linked to the various pensions and provident funds it administers,
and invests in affordable residential housing development. Financing for
mortgages is also provided by the fund.
Affordability
Gambia’s urbanisation rate is estimated at 4.13 percent (a 2000–2010
estimate), and 58 percent of the population live in urban areas. With a poverty
rate of 48.5 percent, UN-Habitat estimates that one third of the population
lacks access to potable water, and over 50 percent has inadequate access to
sanitation facilities. About 52 percent of houses are built with semi-permanent
materials, and only 40 percent of houses with permanent materials.
Property prices have risen steadily over the past few years, in some areas by
as much as 30 percent, spurred on in part by the booming tourism industry and
property interests of Gambians in the diaspora. Secondary property markets
are limited by the shortage of mortgageable stock in primary markets. This
shortage of affordable housing is also reflected in the lack of adequate,
affordable rental housing stock, and the consistent reports of steep rises in
rentals in urban areas.
There is a shortage of affordable housing for most Gambians. Most housing
built by private developers is out of reach of the majority. The SSHFC, which
has a mandate to provide affordable housing for the poor, provides serviced
plots of land with or without small construction loans for low and middle
income groups. They also develop complete housing units for purchase by
middle income households. However, the organisation has been criticised for
providing products that are unaffordable for most. The price of a threebedroom house (220m2) is about US$100 000 (GMD4.3 million), while a twobedroom house is US$50 000 (GMD2.1 million). As a result, most Gambians
self-build their housing to match their personal affordability.
One of the largest private developers, TAF, requires monthly payments of at
least US$1 042 (GMD41 307), depending on the housing product. Such
mortgage products are also above the financial ability of most Gambians, and
are targeted at the diaspora market. Another Gambian developer, Sky High
Limited, also offers plots for sale, although its website suggests that this is
targeted at a foreign market – an entry-level 400m2 plot costs US$4 275
(GMD184 210).
In August 2014, a new Rent Tribunal Bill was passed and is designed to
introduce a new legal regime for the regulation of rent matters. It aims to
produce two main benefits, namely: it will enable the house owners to let out
their properties to tenants based on an officially-approved rental fee; and
potential tenants are also able to access and to occupy affordable housing.
Under the new law, each rent tribunal would have a registrar keeping an upto-date register of all rented property within its jurisdiction, as well as the
personal details of landlords/landladies. A landlord/landlady is required to
register rented properties using a prescribed form. Failure to do so is an
offence.
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SSHFC, which has a mandate to provide affordable housing for the poor, develops complete
housing units for purchase by middle income households. At US$50 000 (GMD2.1 million)
for a two-bedroom house most Gambians are unable to afford this, and self-build their
housing.

The country needs an estimated 50 000 housing units by 2015.
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The Gambia is in the second phase of the Participatory Slum Upgrading Programme
supported by UN-Habitat which seeks to meet the housing needs of low and middle income
earners in Banjul, KMC and Brikama building 2 000 low cost housing units and associated
commercial infrastructure and social amenities.

Housing supply
The Minister for Lands has stated that the country needs an estimated 50 000
housing units by 2015. While there have been efforts and investments made
in the housing sector, it remains to be seen if the country will meet its
Millennium Development Goals.
In 2011, UN-Habitat implemented its Participatory Slum Upgrading
Programme. A 36-month programme with an estimated cost of US$5 million,
it seeks to meet the housing needs of low and middle income earners in the
cities of Banjul, KMC and Brikama. Suitable land for a low cost housing scheme
will be found and an estimated 2 000 housing units will be constructed across
the three cities. In addition, it is expected that 200 commercial shops, mosques,
three chapels, community centres, recreation facilities and parks will be
constructed in the three sites. Water and sanitation, waste collection and
telecommunication services will also be provided. The SSHFC will take the
lead in implementing the project, together with local municipalities. The project
is part of a wider collection of urban upgrading projects that address urban
infrastructure, governance, health, environmental issues, local economic
development, urban safety and urban disaster management, all being driven
with the support of UN-Habitat. The Gambia is now in the second phase of
the programme which entails action planning and programme formulation. The
government has expressed its desire that the private sector, particularly real
estate developers will be given the opportunity to participate in this
programme by providing standardised houses for low income earners.
The SSHFC has also been involved in a number of housing projects that have
included the Bakoteh project (which provided 200 units of two and three
bedroom houses that were allocated to Gambians under a mortgage
arrangement of 25 years); the Kanifeng project (754 properties were given
under a mortgage arrangement of a 25 year term); and the Brusubi project
(that provided close to 3 000 housing units). The Tujereng, Jabang and Brikama
projects are estimated to collectively provide 3 000 properties. Houses are
financed at 75 percent loan-to-value over a period of 15 years. SSHFC also
recently announced a joint venture with a private developer in Makumbaya
worth GMD400 million (US$9.3 million) and consisting of 3 000 serviced plots.
In addition, the government has disbursed a total of GMD24.5 million
(US$568 577 million) in two phases in June 2013 for the implementation of
the housing loan scheme for civil servants to build houses, purchase vehicles
and address other personal needs.
Gambia has partnered with an investment group (BP Investment Group) to
provide about 400 houses and 110 apartments over the next two years. The
social housing project, the Modern City, will be built in Brusubi, and will include
a variety of 12-house types and apartments (with 5-type flats) with two rooms
or more, and social amenities. The partnership with BP Investment Group (a
Dubai-based company with an international repute in social housing) will bring
enough capital and ‘modern’ ideas into the project to ensure its success.
Other private sector players include the Sky High Group offering construction,
real estate and end-to-end services, from land purchase, servicing, road works

and building materials supply through construction, sales and leasing, and
property management. Prospective buyers can choose from a series of house
plans. Recently a new foam panel house model was introduced. Buyers are
required to put down a 50 percent deposit and pay the balance over a period
of up to 10 years. Real estate company TAF provides developments, sales and
letting services. The company offers a 60-month payment plan for its
properties, and advertises no down-payment and no interest. Diamond
Properties Gambia is a real estate development company offering property
sales, construction, rentals and leasings, property evaluations and advice.
Established in 2008, the company offers 500m2 plots in laid out developments,
and a sample of house plans from which to choose. The company offers
mortgage finance arrangements over one to five years. In its ‘Buy for Future’
project, buyers first purchase the land and then follow with the development
of a top structure.
A new development in the affordable housing market is the Amiscus Horizon
(AH) company which was registered in 2013 and started operations in June
2014. The company’s main objective is to make housing affordable for all by
pioneering the concept of cement block banking. Their business model is based
on the concept of building a home in incremental stages. The company enables
clients to accumulate construction materials (cement blocks) to the point they
have enough blocks to commence their construction project, the blocks banked
are a form of savings and also presents a simple hedging process in terms of
protection from inflation of block materials. The home building scheme involves
banking cement blocks on a monthly basis and once the client has enough
blocks for their building project, it is transported to their site. AH also works
with Partner Financial Institutions such as the HFC, to provide financing once
the required amount of blocks are saved for a house depending on the client’s
budget capacity for the construction and then it is paid off over a period of five
to 10 years. Clients receive monthly statements indicating the amount of blocks
they have saved. The scheme is focused on the low and middle income earners.
Within a few months of operations, clients have included teachers, nurses,
police officers, young professionals, farmers etc. The company is also working
on providing an exchange platform in which clients can convert or trade their
excess cement blocks to other construction materials enabling them to attain
most of the essential building materials needed to complete their projects
within a period of three to seven years.
Property markets
Property rights and secured interests in property are protected by the
Constitution. Both moveable and real properties are recognised and enforced.
The concept of mortgage exists and there is a recognised and reliable system
of recording such security interests. The legal system fully protects and
facilitates acquisition and disposition of all property rights including land, building
and mortgages.
The country scores a modest five out of 10 in the ‘strength of legal rights’ index
of the World Bank, a measure of the degree to which collateral and bankruptcy
laws protect the rights of borrowers and lenders. Tenure security is limited, with
only 45 percent of the population being secure – in some cities the number is
even lower. Tenure security is highest in rural areas, at between 70 and 89
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percent. However, in some areas as few as 27 percent of inhabitants have
secure tenure. It takes an average of three years to secure a title deed and the
cost is exorbitant: GMD4 000 (US$93) in transfer tax to the municipality and
GMD40 000 (US$928) in capital gains tax per transaction. This limits
accessibility to mortgage financing, and dampens the incentive to self-build
through housing microfinance.
There are several property websites for the Gambia, publicising houses for
sale, often in British pounds or US dollars. Property appreciation is estimated
at 20 percent a year and rising, while rental returns of 10 percent per annum
are predicted.
Policy and regulation
The Ministry of Local Government and Lands is responsible for housing and
land. The State Lands Act of 1991 designated all land in the Greater Banjul Area
and in Kombo Central, North and South as state land. This was designed to
ease access to land by low income groups, and it is from this time that the
entire land legal framework originates. Together with the State Lands Act 1991,
the Physical Planning and Development Control Act 1991, the Land Acquisition
and Compensation Act of 1991 and the Survey Act 1991 empower the
minister of local government and lands to establish a National Planning Board
and Divisional Planning Authorities for physical planning and housing.
According to local news sources, the Ministry of Lands intends to revive the
housing unit of the Department of Physical Planning and Housing. The draft
policy of 1989 will be reviewed and validated with a view to operationalising
it. Furthermore, the use of appropriate and affordable building materials and
technology will be enhanced and capitalised through collaboration with
stakeholders. The appropriate building technology unit of the Department of
Community Development will also be revived.
Laws effectively dis-establishing the SSHFC and creating distinct entities to deal
with social security (the Social Security Corporation Bill) and housing funding
(the Housing Finance Corporation Bill) were introduced in April 2010; however
these have not yet been promulgated and the SSHFC continues with its
mandate. Fortunately, the intent of the latter Bill remains to retain a fund for
affordable housing. To encourage better functioning housing finance markets,
the country requires extensive reforms, especially around infrastructure
supporting the mortgaging process.
Opportunities
The Gambian market offers potential in the areas of high income and tourism
housing development, and in the past year has seen improvements in
electrification and in dealing with construction permits. There is a strong road
infrastructure. Substantial remittances from the diaspora provide a useful
source of housing finance that can be harnessed for both mortgage and
microfinance lending.
Like many African countries, the affordable housing market is inadequately
served. More recent interventions by UN-Habitat may shift the investment
focus of the private sector and open up opportunities for interventions that
better target lower income earners. The high levels of informality and an
established microfinance industry point at potential for housing microfinance,
which can be supported by the well-developed pensions industry.
Opportunities exist regarding the use of alternate approaches, technologies
and materials (for example the use of burnt bricks made from lacerite clay
sand that is widespread in the country) which could reduce the need for
cement and other imported materials and speed up the improvement of
housing.
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Ghana
KEY FIGURES
Main Urban Centres

Accra (capital), Kumasi

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

3,21 Ghanaian Cedi (GHS)
9.2 | 11.7 | 9.9

Population^ | Population growth rate (2013)^
25,904,598 | 2.10
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 52.74% | 3.37%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

1,850.20 | 7.13%
1,760.00
28.5
3.60
42.76
138 | 0.573

Lending Interest Rate^
..
Credit % of GDP^
17.06
Average Mortgages % of GDP°
0.25% (2010)
Price To Rent Ratio City Centre** | Outside City Centre**
8.7 | 6.12
Gross Rental Yield City Centre** | Outside of City Centre**
11.50% | 16.34%
Outstanding loan to purchase a home, older adults (% age 25+) 2.76
Outstanding loan for home construction, older adults (% age 25+) 7.81

Overview
Ghana has experienced strong and inclusive growth over the past two decades,
outperforming regional peers. Robust democratic credentials and a highlyrated business climate have attracted significant foreign direct investment (FDI),
supporting a strong growth record and graduation to lower-middle income
status.
However, short-term vulnerabilities have risen amid high fiscal and current
account deficits. The international reserve position has weakened alongside
mounting public debt. High interest rates and a depreciating currency have
weakened private sector activity. Economic growth is slowing. High inflation
and a sliding currency, coupled with ongoing power and water shortages, will
reduce local confidence and depress private consumption. Gold sector
investment and production will be adversely affected by lower prices, and oil
production constrained by delays. As a result, real GDP growth is expected to
slow to 5.7 percent in 2014, below government's projection of eight percent.
Ghana’s sovereign rating has been recently downgraded. In October 2013,
Ghana’s credit rating outlook was lowered for a second time that year by Fitch
Ratings after a severe deterioration in the budget deficit, higher-than-expected
arrears, expenditure carry over from 2012, and poor expenditure control. In
December 2013, Moody's, S&P and IHS downgraded Ghana's government
bond outlook to 'negative' from 'stable'. This was attributed to the ongoing
weak fiscal position, resulting in a sharp drop in its debt and debt-servicing
ratios despite rapid economic growth. In August 2014, the IMF Management
received a formal request from Ghanaian authorities to initiate discussions on
an economic programme. Investors are awaiting the outcome of this as it will
impact the market and investor appetites for further investment.
In February 2014, the Bank of Ghana (BoG) began enforcing several foreign
exchange controls to curb the depreciation of the cedi and promote its internal
use. Going forward, all Ghanaian parties who are transacting with each other
within the country are required to use cedis only.
The financial sector is adequately capitalised and liquid, but increasing exposures
will need to be monitored closely. Stress tests suggest that buffers are adequate
in most banks and the system in aggregate. Nevertheless, the weaker
macroeconomic outlook and currency depreciation expose the financial sector

What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

US$10,94

Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !

67
5
34
1.2

^
~
*
"
°
**
#
!

US$26 000
226.62
325.2

World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

to currency and credit risks, warranting a strengthening of crisis prevention and
management capabilities.
Access to finance
Ghana’s financial system has undergone intensive regulatory reform and
restructuring, resulting in an increase in credit offered by commercial banks.
The financial sector has 26 banks, seven listed on the Ghana Stock Exchange.
According to the World Bank’s 2014 Doing Business Report, in the ‘ease of
getting credit’ category, Ghana was ranked 28th of 189 countries. There are
six commercial bank branches per 100 000 adults and 5.7 ATMs per 1 000
km2. According to the World Bank’s Global Findex 26.2 percent of rural, and
52.5 percent of adult urban Ghanaians have an account with a formal financial
institution. The use of credit is fairly common – 39.2 percent of adults over
25 years have a loan. However, most were from family or friends. Only 7.5
percent of adults had a loan from a financial institution and only 3.8 percent
from a private lender. Very few Ghanaians have an outstanding loan to
purchase a home: 1.9 percent of the top 60 percent of income earners and
3.1 percent of the bottom 40 percent. Loans for home construction are more
prevalent: 8.9 percent of the top 60 percent of income earners had one, and
5.2 percent of the bottom 40 percent.
Only four banks officially offer home loans as a product (namely HFC Bank,
Fidelity Bank, CalBank (CalMortgage) and Stanbic Bank). Ghana Home Loans
(GHL) also offers mortgages and is the country’s only residential mortgage
specialist. Less than three percent of loans granted by banks go into housing
finance. Most focus rather on short-term lending and investment such as riskfree government bonds and trade finance facilities that can offer higher returns
while consuming less capital. The total home loans book is around US$180
million and the number of borrowers just under 6 000. Ghana’s housing
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finance system (as a share of GDP) is 0.5 percent compared with the African
average of 15.7 percent of GDP, making it one of the lowest in the world.
Most banks are not able to supply mortgage loans because their capital size is
small. The initial capital to operate a bank is GH¢60 million (US$18.7 million).
Though some of the major banks have more than the initial capital, they do not
have adequate money to finance mortgage loans. For instance, the HFC bank,
the major provider of mortgage loans, has managed to increase its capital (total
equity) from GH¢32 million in 2009 to GH¢74 million in 2011. Assuming that
HFC Bank will use all its equity to grant mortgage loans for the purchasing of
an average house with the price of GH¢140 000 (US$43 614), it could give
mortgage loans to purchase only about 500 houses. In the past, banks have
used the stock exchange to raise funds for mortgage lending. For example,
HFC Bank has issued and listed six corporate bonds since 1996. Furthermore,
Ghana’s pension industry is small with only nine percent of the labour force
contributing.
Each of the four banks and GHL offers various loan products, which can all be
categorised into four main loan categories. The Home Purchase Mortgage is
used for purchasing new houses. The borrower is expected to make a
minimum 20 – 25 percent down payment of the value of the property, while
the bank provides a loan equivalent to cover the value of the property. The
loan term is usually 15 years, and interest rates are variable. The Home
Improvement Mortgage is for renovation of already acquired property. The
Home Completion Mortgage can be used to complete a house under
construction. The Home Equity Mortgage is used for realising equity locked up
in a property. The Home Purchase Mortgage dominates the market.
A unique feature of the current mortgage market is that it is segmented into
two different categories as far as loan pricing and payment conditions are
concerned. In principle, there is a separate arrangement for resident Ghanaians
who pay in the domestic currency and another for non-residents who pay in
foreign currency. There are also variations in the interest rates charged for
both. While interest rate on cedi loans is about 30 percent, that of dollar loans
is 13.5 percent variable. In recent years, Ghana has moved towards what can
be termed ‘dollarisation of loans’, whereby both resident Ghanaians and nonresidents pay the cedi equivalent of loans specified in US dollars. It is unclear
how the BoG’s enforcement of foreign exchange controls will affect this trend.
Home loan providers are faced with many challenges such as inadequate
property supplies, unsophisticated underwriting techniques due to a lack of
well-developed and resourced credit reporting systems, and delays in title
registrations. There is no reliable database for vital personal information and
no proper address system, making it difficult to establish the credit worthiness
of potential borrowers. The country suffers from difficulties in collateral
enforcement. Even where people have standard property that can be used for
collateral, land registration systems are so bad that people have no documents
to prove ownership of their property. These problems are exacerbated by a
lack of government incentives such as mortgage tax relief or first-time home
purchase subsidies, and by a lack of long term capital in the capital market.
In late 2012, the MasterCard Foundation and Habitat for Humanity
International jointly launched a five-year pilot project to promote the growth
of the housing microfinance and incremental housing construction sectors. The
US$2.2 million initiative is engaging with three microfinance companies,
providing technical support in the development of housing microloan products,
which should lead to the disbursement of over 20 000 housing microloans to
low income earners, mostly in rural areas.
However, housing financing from microfinance institutions is more expensive
and does not provide a significant improvement in the access to financing.
Neither the commercial banks with microfinance programmes nor the 150+
member Ghana Microfinance Institutions Network provide affordable financing.
Interest rates on housing microfinance loans range from 22–48 percent per
annum. But annual percentage rates comprising interests, fees and insurance
can be as high as 50–100 percent.
Mortgage lenders such as GHL, have reported that despite the difficult
operating terrain, the demand for home loans is very strong and most
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borrowers are firmly committed to meeting their obligations. Growth in the
housing sector has put pressure on mortgage lenders who have struggled to
raise the funding to meet demand. Ghana’s first mortgage backed security was
approved by the Securities and Exchange Commission (SEC) in 2013. GHL is
considering launching a cedi-denominated bond that plans to sell US$100
million in tranches over a two to three year period. The first sale is expected
before the end of 2014.
The home loans market environment has recently seen signs of significant
improvement. These include the introduction of credit bureaus that give
lenders access to the credit history of borrowers within seconds; legislation to
speed up the foreclosure process (from 18 months to 90 days); and a new
collateral management regime that allows for the immediate online registration
of collateral at the Bank of Ghana. In 2012, Ghana Union Assurance launched
the first collateral policy to provide cover to finance houses on construction.
The collateral replacement indemnity (CRI) targets borrowers in the lower
to middle income mortgage market (with incomes below GH¢4 400, or
(US$2 058) who do not have the deposit required by mortgage lenders, but
are able to pay if the debt is spread over time. Working with the support of
Home Finance Guarantors Africa Reinsurance Limited, the CRI enables
borrowers to access a 100 percent loan. There has also been a gradual
extension of local-currency bond tenors (from five to seven years), while the
government and regulatory institutions have prioritised the development of a
viable bond market. Additionally, pension reform has granted the private sector
access to pension fund management (previously a state monopoly) thereby
creating a new pool of long-term commercially investable funds.
Finally, the development of a secondary property market (currently impeded
by the fact that many homeowners see their properties as purely for
accommodation rather than as an investment), will be required to fuel the
growth of the home loans market and enable home loans to achieve scale.
Affordability
Most formal housing units are beyond the affordability level of most including
the middle class. Analysts have indicated that only three percent of households
can afford monthly mortgage payments. A 66m2 house on a 167m2 plot of land
costs about US$25 000 (GH¢80 250), which is still too expensive for even the
formally employed. For a house of this size, the monthly mortgage payment
will be about US$250 (GH¢802.5), and requires that the prospective
mortgagor be earning about US$750 (GH¢2 407.5) per month to qualify.
Salaries range from US$200 (GH¢642) to US$2 000 (GH¢6 420) per month
for those who are formally employed, with the average salary at about US$485
(GH¢1 557) per month. The mean urban household income is GH¢2 745.
Using a housing cost-to-income ratio of three, the GH¢2 745 mean urban
household income gives a housing affordability of GH¢8 235 (US$2 565).
There are few homes are on the housing market for that price.
Financing a new house is an additional problem. The required mortgage down
payments are high, with UN-HABITAT estimating that an upfront payment of
at least US$27 500 is required for a mortgage of US$120 000 (this amounts
to approximately 23 percent). Furthermore, the housing commodity is
produced either in advance of the sale, or commences following a contract
ratification. Outright purchase or four tranches of progress payments (each at
25 percent of the house price), with the final payment due on completion of
the construction, are the requirement for purchasing houses. Such upfront
payments preclude the vast majority of households from owning houses.
In urban areas, renting is the most common form of accommodation. However,
constraints in supply have led to exploitative practices, and it is common for
tenants to have to pay two to three years rental in advance. As a result, many
households end up overcrowding. Almost one third of Ghanaians do not own
a dwelling or pay rent of any kind. In the cities, overcrowding has become
intolerable and many end up sleeping outside. A CHF study undertaken in
Accra in 2010 found over 3 000 people sleeping outside in an area less than
one fifth of a square kilometre.

Africa Housing Finance Yearbook 2014

GHANA
100%

>$10.00/day
$4 – $10 per day

A 66m2 house on a 167m2 plot of land costs about US$25 000 (GH¢80 250), which is still
too expensive for even the formally employed.

75%
$2 – $4 per day

<$1.25 per day

Housing extensions are an important housing supply mechanism in urban Ghana and an
important opportunity for policy makers and investors.

is 5
3%

urb

an

$1.25 – $2 per day

Approximately 5.7 million new rooms (2 011 711 dwellings) are needed to address the
accumulated housing deﬁcit and meet the housing needs from 2010 to 2020, meaning
that 3.8 new rooms must be completed every minute of the working day for ten years,
quadruple the current rates of housing production in urban Ghana.

Gh

ana

50%

25%

0%

Housing supply
Approximately 5.7 million new rooms (2 011 711 dwellings) are needed to
address the accumulated housing deficit and meet the housing needs of
additional households from 2010 to 2020. If these are to be successfully
supplied, 3.8 new rooms must be completed every minute of the working day
for ten years. That required production rate of 574 000 rooms (200 000 new
dwellings) a year is quadruple the current rates of housing production in urban
Ghana. 61 percent of households in the capital city, Accra (with an average size
of 3.8 persons), occupy single bedrooms, and another 25 percent occupy two
bedrooms.
A parliamentary debate in July 2013 estimated the current housing deficit to
be 1.6 million houses. The annual housing demand of about 100 000 units is
not being met, with only about 40 000 housing units currently being delivered
per annum. The Housing Minister estimates that about US$117.5 million is
needed to complete the existing affordable housing projects across Ghana.
As much as 90 percent of housing stock is produced between homeowners
who have already acquired land and small scale contractors (typically led by
masons). By adopting these strategies of incremental building/ financial
spreading, completion times range from four to15 years. Land and construction
materials are expensive because as much as 80 percent of these materials is
imported. As a result, as well as the money spent on building infrastructure,
even modest homes can cost around US$300 per square foot to build. Even
with payment flexibility, the relatively low home ownership rate of 27–32
percent underscores the problem of housing affordability.
There is some delivery of housing by government. Players include the Social
Security and National Insurance Trust and the State Housing Company (SHC).
Homebuyers can buy housing from SHC in cash or with an instalment sale
scheme managed by the company, or with a mortgage from HFC Bank, GHL
or First Ghana Building Society. Housing developments driven by the state
which primarily target the public service, have been unable to make any
significant dent in the demand. Over the 10-year period from 1991 to 2000,
state housing institutions produced less than 40 000 mortgageable units.
Despite the enormous demand for housing, a recent debate in parliament
noted that unfinished developments are visibly evident in urban areas. In 2012,
a high profile development being driven by Korean construction firm STX, and
which promised the delivery of 200 000 units, fell through due to contracting
difficulties. Other initiatives targeted at the affordable housing market also ran
into difficulties. Recently, a Brazilian firm announced the intention to construct
5 000 affordable houses; and in February 2014, the Moroccan construction
company, the Addoha group, committed to constructing 10 000 affordable
housing units.
Shack/Slum Dwellers International (SDI) has partnered with the Ghana
Homeless People's Federation to find solutions to improving human
settlements and shelter conditions. The federation has two programmes under
way: the Amui Dzor Housing project and the Citywide slum upgrading project.
The first is a collaboration with UN-Habitat’s Slum Upgrading Facility, while the

second is a collaboration with SDI and the municipality. Working with People’s
Dialogue on Human Settlements, these partners have focused on a Land,
Services and Citizenship (LSC) programme- a three-year project targeting
mobilisation of savings groups, community infrastructure, profiling, mapping and
organisation of city-wide forums. Under the first phase of LSC 18 slum
settlements have been mapped and profiled in two cities and a memorandum
of understanding signed with Ashaiman Municipal Assembly. A Project
Implementation Team jointly oversees implementation. Municipal Assembly
staff provide technical assistance to anchor the profiling and mapping activities.
It is through such projects that interactions with city governments have been
changed from undertaking once-off projects where communities simply
participate to carrying out partnership projects with enduring results that alter
relations and increase the scope for going to scale. Furthermore, the Tema
Ashaiman Municipal Slum Upgrading Fund provides useful lessons for slum
upgrading and integrated development for the poor. Partly funded by UNHabitat, the project is driven by the Ministry of Local Government and two
municipalities. UN-Habitat provided a grant of US$400 000 as a capital
enhancement, and US$100 000 for administration and development. An
additional US$400 000 capital enhancement grant is expected.
Development in the upper income market remains vibrant, as developers scale
up on the need for high end expatriate accommodation. Companies such as
Taysec and Clifton Homes offer housing in the US$100 000 to US$600 000
and above price range; this covers two-bedroom apartments to four- to fivebedroom homes.
Property markets
According to the World Bank’s 2014 Doing Business Report, registering
property requires five procedures, takes 34 days and costs 1.2 percent of the
property value. Ghana was ranked 49th of 189 countries for this in 2014. The
capacity to register a property remains limited to major centres and the
process through the Lands Commission remains manual and fraught with
administrative limitations. The land tenure system contributes to the property
ownership crisis. Lands are owned by traditional rulers and families. In most
cases, the same piece of land may be sold to different developers by different
members of the family.
With the growth of the oil and gas industry, private sector development of
upmarket homes is rampant and almost all selling off-plan; prices range from
US$300 000 to over US$1 million. Property rentals in the middle to upper
sector range between US$2 500 and US$8 000 a month.
Both HFC Bank and GHL have established subsidiaries to capitalise on and
facilitate the growing residential property market. HFC Realty is wholly owned
by HFC Bank Ghana, and began operations in 2006 with a mission to hold,
develop and manage real estate. GHL established the online Ghana Home
Loans Online Realty, an online database of properties available in the market.

85

Policy and regulation

Sources

Between 27 and 32 percent of households in Accra live in owner-occupied
housing. This highlights that housing has never been a significant component of
national economic planning, but was seen as part of the welfare sector. In 2010
the National Housing Policy was crafted to incentivise the private sector to
provide housing for all income brackets, notably through tax holidays and
financial guarantees for real estate developers or zero tax on equipment and
machinery imported for housing construction. In 2014 a national housing
policy has been drafted by the Ministry of Water Resources, Works and
Housing. This focuses on six thematic areas: a national housing vision, goals
and objectives; land for housing, housing finance, housing design and
construction, institutional reforms and housing governance. The long term
effect of these remains to be seen since private real estate developers provide
only 10 percent of the new housing supply.
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In 2012, the Ghana Housing Finance Association announced that it was working
with stakeholders to draft a Condominium Property Bill to enable the
development of units for ownership, constructed in buildings rather than free
standing on plots. Similar to sectional title legislation, the regulations would set
out the requirements for management of common areas and the title
definitions for ownership in this context.
Opportunities
Housing sector prospects look positive, although special focus on improved
access for the majority of low income earners who cannot afford privately
delivered housing is needed. With greater awareness and acceptance of
mortgage products and finalisation of reforms to the land administration
system, the mortgage industry has room for more players. The already
established microfinance industry that has branched into housing provides an
additional area of housing finance opportunity, one that has the potential to
cater for many more at more sustainable and affordable rates.
Housing extensions are an important housing supply mechanism in urban
Ghana and an important opportunity for policy makers and investors.
Proposed strategies for enabling housing transformations are: housing finance
for producers and consumers; entrepreneurial skills training for contractors;
permissive planning that supports proscriptive rather than prescriptive housing
standards; and new housing designs that take account of the likely expansion
of housing on site over decades, and larger and wider plots rather than smaller
and narrower plots.
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Kenya
KEY FIGURES
Main Urban Centres

Nairobi (capital), Mombasa

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

89,87 Kenyan Shilling (KSh)
9.4 | 5.7 | 5

Population^ | Population growth rate (2013)^
44,353,691 | 2.69
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 24.78% | 4.35%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

994.31 | 4.69%
930.00
45.9
9.20
47.68
147 | 0.535

Lending Interest Rate^
17.31
Credit % of GDP^
39.62
Average Mortgages % of GDP°
3.46% (2012)
Price To Rent Ratio City Centre** | Outside City Centre**
9.79 | 14.06
Gross Rental Yield City Centre** | Outside of City Centre**
10.22% | 7.11%
Outstanding loan to purchase a home, older adults (% age 25+) 1.25
Outstanding loan for home construction, older adults (% age 25+) 5.23

Overview
The East African nation of Kenya has the largest economy in South East and
Central Africa, and over the last 10 years has seen steady economic growth
albeit from a low base. While GDP growth in 2003 was 1.7 percent, the last
three years have shown significant growth: 4.4 percent in 2011; 4.6 percent in
2012; and 4.7 percent in 2013. In the first quarter of 2014, the economy
slowed down to 4.1 percent, attributed to poor weather which suppressed
agricultural production. There was contraction in the hotel industry because
of security concerns and travel advisories in key tourist markets. This will
remain a challenge to future growth given insecurity from its unstable neighbour,
Somalia.
In 2011, Kenya faced challenges as the global economic crisis and increased
food and fuel costs led to a weakening of the Kenyan shilling by 25 percent
against the US dollar, triggering rampant inflation (19.7 percent in November
2011). Interest rates consequently surged, and have since remained high. As
a reactionary measure to high inflation and the volatile foreign currency
exchange rate, the Central Bank of Kenya issued a sudden 11 percent increase
to the central bank rate in November 2011, bringing it to 18 percent for seven
months until July 2012. By May 2013, the central bank rate was reduced to 8.5
percent. Today, this rate largely remains the same, a testament to the improved
stability. Annual inflation was 6.6 percent in October 2014.
Kenya has consistently been implementing Basel guidelines since the mid-2000s.
Currently all commercial banks are actively regulated on the Basel II Framework,
which ensures greater stability, capital adequacy, liquidity management and loans
management, and enhances banks’ resilience to macroeconomic shocks. The
banking sector has registered improved growth in assets in the year to May
2014, driven by growth in deposits, the injection of capital, and the retention
of profits. The sector also registered improved performance in earnings and
capital and, given the decreased interest rate, the level of non-performing loans
has reduced when compared to 2013.
Access to finance
Kenya’s financial sector is highly developed, comprising a strong commercial
banking sector, non-bank financial institutions, microfinance institutions and
building societies, all regulated by the Central Bank of Kenya. Savings and credit
cooperatives are regulated by the Commissioner of Cooperatives. Some 44

What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

US$7,71 – US$9,00

Ease of Doing Business Rank !
Number of Procedures to Register Property !
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World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

commercial banks and one mortgage finance company are registered with
the Central Bank. Of these, 30 are locally owned and 14 are foreign owned.
Locally owned institutions comprise 30 commercial banks of which three have
a significant state shareholding. In terms of real estate finance, a total of 37
financial institutions offer mortgage finance, and this comprises 14.1 percent
of total credit to the private sector. Credit to building and construction
industries comprised 4.6 percent of total credit.
Kenya has a dynamic mortgage industry, which is growing rapidly and
becoming increasingly competitive. 37 financial institutions offer mortgage
loans to customers (though all banks offer mortgages to their staff). KCB and
Housing Finance Kenya control 55 percent of the market in terms of number
of accounts, with CFC Stanbic, Standard Chartered, and Barclays following
in that order. As of 31 December 2013, the total mortgage book was
Ksh138.1 billion (US$1.5 billion) – showing growth of 15.5 percent on the
previous year. There were 19 879 mortgage loans in the market by December
2013, which is an increase from 18 587 the previous year. Nevertheless,
mortgage lending is still accessible to only a minority of the population. The
average loan size has risen from Ksh6.4 million (US$71 214) to Ksh6.9 million
(US$76 778) possibly due to house price inflation. NPLs have increased to
Ksh8.5 billion (US$94.6 million) in December 2013 from Ksh6.8 billion
(US$75.7 million) the previous year. According to the Central Bank, high
interest rates in 2012 are the primary reason for this.
By December 2013, the average mortgage interest rate offered by banks was
16.37 percent, a drop from 19 percent in the previous year. Interest rates
charged by the banks range from 8.5 to 22 percent. Some of the lowest
interest rates are provided by CFC Stanbic (13.5 percent) and Standard Bank
(13.9 percent). Higher rates were offered by Equity Bank (18 percent), KCB
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(16 percent) Housing Finance Kenya (15.9 percent) and Cooperative Bank
(15.75 percent). These bank rates fluctuate, depending on the borrower. Not
unusually, banks have special offers over certain periods. Most (over 97
percent) of loans have variable interest rates. The Central Bank suggests that
the predominance of variable rate lending is constraining the growth of Kenya’s
mortgage market.
New entrants and aggressive marketing has resulted in some newer products.
Housing Finance Kenya allows plot owners to choose from 50 different plans
offered, obtain finance, and then let the bank project manage the house
construction within three to nine months. The mortgage loan size varies from
US$18 465 – US$312 000. KCB has a “group microfinance loan” targeting
savings groups. It uses monthly salary deductions and land title as collateral.
To promote greater affordability and deal with the problem of long term
funding sources, micro-mortgages, in essence smaller and shorter term
mortgages, are emerging. Real People, a South African based micro-financier
which has ventured into Kenya, offers a micro-mortgage for up to nine years
for “home construction” – basically development of a home from ground up.
Amounts range from US$1 845 – US$46 125. Housing Finance also has a
shorter term, five year product, for purchase of a residential plot.
Kenya has seen mortgage products that offer more than 100 percent financing,
with Housing Finance Kenya offering as high as 105 percent. One lender has
introduced mortgage insurance against the risk of a loss of income, and another
has introduced a rent-to-buy arrangement for those not able to access
mortgage finance. The Retirement Benefits Authority in 2009 allowed pension
contributions of up to 60 percent to be used to secure a mortgage. This has
the potential to leverage assets worth Ksh290 billion (US$3.23 billion) and
increase access for lower earning people who have accumulated substantial
pensions. Pension fund administrators are, however, still reticent.
A 2013 Central Bank survey of mortgage lenders which ranked obstacles to
market growth provided similar responses to the year before. The primary
obstacle raised was high interest rates (30 citations). This had ranked second
in the previous year’s survey. Lack of access to long-term affordable funds was
ranked the third main problem, with 20 citations. Housing Finance Kenya
suspended its planned borrowing of US$224 million on the stock exchange,
citing an expensive debt market environment. Other constraints included low
levels of income (the second ranked problem), the burden of banking
regulations, the high cost of building materials and high purchase price of
properties, difficulties with property registration, credit risk, start-up costs,
stringent land laws and lack of housing supply. Increasingly, difficulties in
property registration are being felt by the industry due to the slow land reform
process.
Kenya has a strong microfinance sector, with nine deposit taking microfinance
institutions (MFIs), an increase of one from the previous year. In 2013, 41 MFIs
reported to the Mix Market (an online source of microfinance performance
data and analysis), representing 1.4 million active borrowers and a gross loan
portfolio of US$4.2 billion. The sector also recorded 8.7 million depositors
and US$2.5 billion in deposits. Kenya also has an emerging housing
microfinance sector and a number of MFIs offer housing microloans. Jamii Bora
Bank (US$50 million in total loan portfolio as of March 2014), Rafiki Finance
(third largest deposit taking microfinance bank with over 57 000 deposit
accounts and 4 800 loan accounts, December 2013) and the Kenya Women’s
Finance Trust (the largest deposit taking microfinance institution with over one
million deposit accounts and over 315 000 loan accounts, December 2013) all
have new housing microfinance products. In recognition of this growing
industry, Shelter Afrique has recognised housing microfinance as a specific asset
class, and has set up a pilot for MFIs to lend, with six MFIs currently on the
programme and over US$4.9 million lent to date. Rooftops Canada, together
with Homeless International (now Reall), the Cooperative Housing Federation
of Norway, the Swedish Cooperative Centre and other partners, is involved in
a programme with the National Cooperative Housing Union (NACHU) to
provide technical and financial support to scale up NACHU’s housing
microfinance and housing support services. A crucial component involves
identifying appropriate and sustainable finance for NACHU to be able to
extend housing credit to its members.
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Levels of financial access are improving. About one third (32.7 percent) of the
population has access to formal prudential service providers; 33.2 percent have
access to formal non-prudential providers; 0.8 percent to formal registered
institutions; and 7.8 percent to informal systems such as informal groups,
employers, shopkeepers, and informal money lenders. This leaves 25.4 percent
of the population, more than 4.7 million people, excluded, an improvement
from 2009. The biggest story in access to financial services is the large number
of users of Mobile Phone Financial Service Providers. The use of MFIs has
remained at 3.5 percent of the population, over 650 000 people, and the use
of SACCOs has increased from 13.5 percent in 2009 to 29.2 percent or almost
1.7 million users in 2013.
Surprisingly, according to Global Findex, given the level of financial inclusion, very
few Kenyans have an outstanding loan to purchase a home: only 1.1 percent of
the top 60 percent of income earners and 0.6 percent of the bottom 40
percent. However, loans for home construction are more prevalent, although
still very low: 3.4 percent of the top 60 percent of income earners and 3.8
percent of the bottom 40 percent had such loans.
In 2010, a credit information sharing mechanism was introduced, improving
Kenya’s credit information framework. By 2013, about 4.9 percent of the
population (981 924 individuals and 128 024 firms) were already covered by
a private credit bureau. According to the World Bank’s 2014 Doing Business
Report, Kenya ranks high globally in terms of ease of getting credit: 13th of 189
countries, although this represents a decline of one position since 2013. The
country’s judicial system also allows for non-judicial foreclosure, often
considered the most conducive for mortgage lending.
Affordability
Poverty statistics show high numbers of people living on less than Ksh2 913
(US$32) a month in urban areas and Ksh1 562 (US$17.4) in rural areas. Even
in Nairobi, 22 percent of the population falls below this income, and in the city
of Kisii, 54.5 percent fall below this line. The World Bank estimates that only
11 percent of Kenyans earn enough to support a mortgage. This means that
most middle income earners cannot afford an average mortgage necessary to
buy an entry level house. The Kenya National Bureau of Statistics defines
middle income households as those whose monthly incomes fall between
Ksh23 671 (US$263.4) and Ksh112 717 (US$1,254.2). This is too little for the
average loan size of Ksh6.9 million (US$76 778) as reported by the Central
Bank, where a 16.37 percent interest on loan over 20 years would require a
monthly payment of about US$1 094, and therefore a monthly salary of at
least US$3 282.
A highly speculative property market and high demand for housing has driven
Kenya’s residential property price inflation up steadily over the last 12 years,
especially, more recently in the rental market. According to HassConsult’s
Quarterly Property Index, property prices have increased 3.46 times since
2000, though grew only by a marginal 0.05 percent in the past year. Rentals
have risen rapidly, however, by 9.7 percent over the past year.
The National Housing Corporation provides three bedroom apartments on
the periphery of Nairobi for Ksh5 million (US$55 636) and considers that it is
30% cheaper than equivalent products by private developers. In Nairobi, a
two bedroom house sells for around US$33 500 while bedsitters of 16m2 are
available at US$11 170.
Housing supply
Kenya‘s urban population is growing at a rate of 4.2 percent a year, putting
pressure on its cities to provide housing for this growth. An estimated 50 000
units were produced in 2012, up from previous years but still not enough to
meet the estimated annual demand of about 150 000 units. This shortage of
supply has been contributed to the rise in property prices, although more
recently an unbalanced supply across market segments has been observed,
with broad supply to the upper middle income and high end market, but
insufficient supply to the low and lower middle income segments. The building
and construction sector has been a key driver of economic growth in recent
years, with state investment in affordable housing being key. The City Council
of Nairobi approved 15 337 planned new homes in 2013 with 628 detached
houses, 795 semi-detached houses, and 13 914 apartments.
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The National Housing Corporation has 3 bedroom apartments on the periphery of Nairobi
for Ksh5 million ($55 636) and considers that it is 30% cheaper than equivalent products
by private developers; in Nairobi, a two bedroom house costs about US$33 500.

Given the urban population growth rate of 4.2% p.a., the 50 000 units produced in 2012
were not enough to meet the estimated annual demand of about 150 000 units and this
has contributed to the rise in property prices.
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Environmental issues are promoted through the National Housing Corporation (NHC)
promotion of alternative building technology using Expanded Polystyrene and vetting by the
National Environmental Management Authority (NEMA) of housing projects that have an
impact on the environment.

Formal housing supply is undermined by several factors, including the limited
availability of serviced plots in urban centres, a problem affecting housing
delivery across all income bands, but especially affecting affordability for lower
income developments because of the added cost of servicing plots. There are
also major question marks over local government’s capacity to ensure good
quality residential development.
Most people cannot afford housing built by formal developers, and the majority
address their housing needs independently and often informally. This
contributes to a growth in slum dwellings and poor quality housing. The
housing backlog is estimated to be two million units. Research by a slum
dwellers umbrella body, Muungano Wa Wanavijiji, found that 70 percent of
Nairobi’s housing stock comprises single 10m2 shacks made of wood, mud, tin
galvanised sheets, or wattle. Recreational spaces in Nairobi have a bigger total
landmass than the slum settlements.
The National Housing Corporation (NHC) is a government institution
mandated to deliver affordable housing targeted at low income earners. It has
been at the forefront of promoting alternative building technology using
Expanded Polystyrene (EPS). It is also an active developer, and recently, the
corporation announced it would build 7 000 houses on Thika Super Highway
and Mombasa Road at a cost of US$22 400.
The National Environmental Management Authority (NEMA) has been actively
involved in vetting and supervising housing projects that have an impact on the
environment to ensure a clean and healthy environment for all. Apart from
NEMA’s enforcement of environmental rules, many developers are increasingly
more conscious about green buildings. Although such buildings have a cost
implication for the end-user, developers are putting up buildings that make
provision for the future installation of cost-saving systems such as solar, water
harvesting and recycling plants.
Property markets
According to Knight Frank, which reports on the high end residential market,
a lethargic prime residential market has resulted in developers shifting focus to
smaller residential apartments. It has recorded a notable reduction in activity
in the second quarter of 2014, after a historic high in the first. Further,
developers in the Nairobi prime apartment market are shifting focus from
three and four bedroom apartments to smaller units such as studio, one and
two bedroom apartments, due to oversupply in the former.
In the last few years, the government has invested heavily in the development
and expansion of infrastructure countrywide, and this has incentivised many
investors in real estate who will require financing for various real estate projects.
The infrastructure outlay however is still inadequate given the massive backlogs.
Since the gazetting of Reits Regulations in 2013, five REITS managers have been
licensed. A major challenge to launching the instruments at the Nairobi
Securities Exchange, however, has been the scarcity of land and high property
prices.

Access to land has always been an issue and land ownership patterns in cities
are highly skewed. In most large cities, less than 10 percent of people own the
land they live on. Some 10 percent of slums are located on uncontested public
land, 40 percent on riparian and utility reserves and the remaining 50 percent
on private land that was previously public property. According to UN-Habitat,
57 percent of structures in slums globally are owned by ministers, civil servants,
government officials or politically connected businessmen, who are the main
beneficiaries of the continued existence of slums. Slum dwellers in Nairobi
have sought, and in some instances succeeded, in buying the land they occupied.
Policy and regulation
Housing is a basic right in the Constitution. The introduction of the Housing
Bill saw the creation of the Kenya Housing Authority, mandated to monitor
and evaluate the housing sector, conduct research on housing and drive certain
aspects of social housing. The state announced that through the Housing Bill,
government would be more involved in housing by allocating five percent of
the annual budget to housing and infrastructure development. A National
Housing Development Fund is expected, with an allocation of about Ksh10 billion
(US$111 million) annually. It is planned to raise funds from the capital markets
through housing bonds. The Bill provides for a Guaranteed Mortgage Scheme
that would protect lenders against risks in housing and make lending more
attractive. The Bill also recognises new building technologies which are cheaper
and therefore more affordable to a larger proportion of the population.
Progress on the Bill has been slow however, and it is yet to be finalised.
The adoption of a National Land Policy in 2009, as well as the new Constitution
in 2010, was a positive step towards resolving the protracted question of the
reliability, accuracy and legitimacy of the land administration system in the
country. The National Land Commission was created with a range of functions
including advising the national government on a comprehensive programme for
the registration of land titles, management of public land, implementing
settlement programmes, developing an effective land information system, and
managing a land compensation fund. The progress of the commission has been
slow with much political bickering, and many reforms to Kenya’s land sector
remain to be implemented. It also remains to be seen if there will be greater
consideration to more equitable sharing of the land resource and allowing
greater access to lower income earners and the poor.
The process of harmonisation and creating transparency in land transactions
began with the introduction of the Land Registration Act and the Land Act. To
create greater affordability, the stamp duty on property purchases was cut from
25 percent to five percent of the principal amount, and the tax on mortgages
reduced to 0.1 percent from 0.2 percent. To encourage greater supply,
developments of more than 20 low-cost units are exempt from VAT.
Housing was explicitly addressed in the 2013 election manifesto of the Jubilee
Coalition, which rose to power after the March 2013 elections. Special
attention was given to affordability for first time home buyers, with promises
that the party will pursue lower mortgage rates. The most innovative
commitment was to provide microfinancing loans for new home construction
to low income Kenyans. Further, the manifesto commits government to

89

encouraging the establishment of local housing co-operatives and savings
unions to give all Kenyans better access to credit. Progress in these areas has
been slow however.
The World Bank’s 2014 Doing Business Report ranked Kenya 163rd of 189
countries on the ‘ease of registering a property’ indicator, a decline of six places
since 2012. In 2014, it took about 73 days and costs about 4.6 percent of the
total property value to go through the nine procedures involved in registering
a property.
Opportunities
According to the World Bank’s 2014 Doing Business Report, Kenya ranks 129th
of 189 countries for ease of doing business, down eight places from 2013. The
country has been on a decline for the last three years. While it is relatively well
ranked in dealing with construction permits (47th) is does less well in getting
electricity (166th), registering property (163rd) and enforcing contracts (151st).
Kenya’s rapid urbanisation, demographics and the under-supply of housing
points to a consistent need for middle and low cost housing in the range of
US$10 000 to US$40 000, where demand is highest and supply least. Research
in 2012 by the World Bank estimates the potential size of the mortgage market
to be about Ksh800 billion (US$8.9 billion), 13 times its current size. The report
identifies several obstacles to growth in this area, however, including affordability
constraints, limited capacity for effective risk management, limited availability of
long-term funds for mortgage lending and insufficient housing supply.
Housing microfinance is a critical niche, given the housing finance needs of
lower and informal income groups, which make up the majority of the
population. More and more commercial providers are entering the market, in
recognition of the demand as well as the short supply of affordable, formally
delivered housing. This niche market has room for even more growth.
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Lesotho
KEY FIGURES
Main Urban Centres

Maseru

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

11,29 Lesotho Loti (LSL)
6.1 | 5 | 4.9

Population^ | Population growth rate (2013)^
2,074,465 | 1.11
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 26.27% | 3.08%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

1,074.85 | 5.90%
1,550.00
56.6
26.50
52.50
162 | 0.486

Lending Interest Rate^
9.92
Credit % of GDP^
21.15
Average Mortgages % of GDP°
… | …
Price To Rent Ratio City Centre** | Outside City Centre**
… | …
Gross Rental Yield City Centre** | Outside of City Centre**
Outstanding loan to purchase a home, older adults (% age 25+) 0.77
Outstanding loan for home construction, older adults (% age 25+) 1.67
What is the cost of standard 50kg bag of cement (in US$)? #
US$6,09
What is the price of the cheapest, newly built house by a formal
US$9 928 (2013)
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #
Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !

Overview
Lesotho is a small, undeveloped country, bordered completely by the Republic
of South Africa, with a population of 1.8 million people. In 2013, through the
medium term, Lesotho’s macroeconomic prospects remain challenging; the
GDP growth in 2013 was estimated at 5.9 percent compared to 6.5 percent
in 2012, increasing to a projected 4.4% in 2014 and 2015.
The domestic economic developments were such that the primary sector is
reported to have contracted by 0.03 percent in 2013, in comparison to the
growth of nine percent in 2012. The mining and quarrying sub sector
performed poorly during 2013 to early 2014. This sub sector registered a
decline of 4.4 percent in output compared with a robust growth of 20.8
percent in 2012. On the other hand, the agriculture, forestry and fishing sub
sectors registered some modest growth which minimised the contraction of
the primary sector. The agriculture, forestry and fishing sub sectors grew by an
estimated 3.6 percent compared with the 0.8 percent in 2012. This growth was
mainly due to the significant increase of 11.6 percent of growth recorded in the
crops category which resulted from the support of the Government of
Lesotho through which farmers were subsidised with seeds and fertilizers.
The secondary sector, comprising of manufacturing, electricity and construction
sub sectors grew by 4.7 percent in 2013 following an increase of 6.5 percent
in 2012. The low growth is attributable to contraction of the building and
contraction sub sector following completion of some major projects in 2012.
The tertiary sector also increased at a lower rate of 3.1 percent, compared with
5.7 percent growth in 2012.
In 2013/14 through the medium term, Lesotho’s macroeconomic forecasts
remain challenging, with growth expected at an annual average rate of 3.7
percent as a result of growth in financial intermediation (16.9 percent),
wholesale and retail (7.6 percent) as well as transport and communications
(seven percent). This growth is however lower than the desired levels of five
to seven percent per annum.
Moderate improvement in domestic agricultural production in 2013/14 is not
adequate to reduce the food insecurity situation. Exports of textiles still remain
volatile in 2014/15 owing to an uncertain global economic outlook and
expectation of the African Growth and Opportunity Act (AGOA) trade
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World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

preferences being phased out in 2015/16. However, construction activities
related to Phase II of the Lesotho Highlands Water Project, coupled with
activities related to government investment in infrastructure development and
those related to Metolong dam are expected to boost economic activity
throughout the medium term.
The major economic challenge for the country is high unemployment now
estimated at 24 percent.
Access to finance
The banking sector in Lesotho is small, dominated by three commercial banks
and one Post Bank. These banks have a total of 45 branches, of which 32 are
outside Maseru. Standard Lesotho Bank has the largest branch network with
17 branches (spread across all 10 districts), followed by Lesotho Post Bank
with 13 branches. South African banks, Nedbank and First National Bank
(FNB), have nine and six branches respectively. The target clientele of Standard
Lesotho Bank, Nedbank and FNB is the formal sector, mainly medium and
large corporate enterprises and salaried employees in urban and peri-urban
areas. Commercial banks have concentrated their operations in urban areas
and have no immediate plans to extend their network to rural areas, providing
neither mobile banking services nor specialist financial products to rural areas.
Although credit has normally been granted only to high net worth clients, or
to those who have long business relationships with the banks, Nedbank and
Standard Lesotho Bank have recently shown a keen interest in financing micro,
small and medium enterprises by establishing a dedicated department to
handle small and medium enterprise financing.
Commercial banks are the primary source of housing finance, with mortgage
loans increasing by over M294 million (US$26 million), or more than 149
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percent, during the last two years, to a level of M492 million (US$43.6 million)
as of 31 March 2013, primarily because of a programme of land titling, which
makes mortgage lending more attractive. As of December 2013, the Central
Bank of Lesotho (CBL) annual report submits that credit to households grew
by 30 percent during the year, compared to a 55.5 percent growth in 2012. This
is said to have resulted from a 26.5 percent growth in mortgages, while
personal loans increased by 31.0 percent. Personal loans continue to account
for the largest portion of total credit to households with 83.8 percent against
16.5 percent for mortgages. The prime lending rate was capped at 9.92
percent during 2012 and 2013, while the maximum rate stood at 19.5 percent
throughout 2013 and rose to 20.5 percent from January to March 2014.
In October 2011, the Lesotho government passed a Credit Reporting Bill,
which will ultimately set up a credit bureau to be used by credit providers and
the Central Bank of Lesotho. This bill makes provision for the licensing of
private credit bureau operators and technical bureau services, which will assist
financial institutions in lending money by establishing a credit information point
on borrowers.
One credit bureau, namely Compuscan, was licensed by the Central Bank of
Lesotho and was expected to start operations in June 2014. There have been
delays in the kick off of this credit bureau. However there are ongoing
engagements with the credit providers in the country and other stakeholders
with a view to having this service in operation soon.
Select Management Services Lesotho was one of the housing finance service
providers, offering non-mortgage housing microloans. It was established in
2007, and has its main branch in Maseru. Two further branches and an
administration office were created in 2008. Dependent on salary deductions
as its collection methodology, Select had to curtail its lending operations in
October 2010 due to the government’s suspension of deductions against
government employees’ salaries for the repayment of loans. Select had by then
disbursed close to US$16 million to almost 7 700 clients. In December 2010,
one of Select’s subsidiary companies, Lesana Lesotho Limited, was granted a
credit-only institution’s licence by the Central Bank of Lesotho, which would
enable Select to continue operating in Lesotho as a regulated institution. The
Lesana office was established in 2013 and from October 2013 to January 2014
was going through a testing phase. During 2013 no further loans were issued
and concentration was placed on the collection of outstanding balances owed
by the civil servants.
Access to credit is limited in Lesotho, and the country ranked 154th in 2013,
but has now regressed to 159th, out of 189 countries according to the World
Bank’s 2014 Doing Business Report. In 2012, the World Bank launched the
Global Financial Inclusion Database (Global Findex) to explore levels of financial
inclusion around the world. According to Global Findex, 14.5 percent of rural
and 36.2 percent of urban Basotho over 15 years of age have an account with
a formal financial institution. The use of credit is common; 57.4 percent of
adults over 25 years of age report that they had a loan in the year to 2011.
However, the vast majority of these loans were from family or friends. Only
3.5 percent of adults had a loan from a financial institution and only 6.1 percent

had a loan from a private lender. Very few Basotho have an outstanding loan
to purchase a home: 0.8 percent of the top 60 percent of income earners and
1.2 percent of the bottom 40 percent of income earners. Loans for home
construction are slightly more common but still very scarce: 2.1 percent of the
top 60 percent of income earners had one, and 0.8 percent of the bottom 40
percent of income earners.
Affordability
Nearly 70 percent of Basotho households earn less than M1 000 (US$89) a
month and cannot easily afford to purchase formally developed houses. While
banks may provide incremental financing for homeowners, generally to finance
the cost of adding a room, such loans are not relevant for the house purchase
market where prices are, on average, upwards of M300 000 (US$26 572).
Only 9.8 percent of households in Lesotho purchased their houses – and half
of these were financed with savings or with work-related loan guarantee
schemes. The remainder of the population build their houses independently,
on an incremental basis using a combination of savings and credit to match
their affordability.
Housing supply
A significant proportion of housing is owner-constructed and owner-financed.
Some 23 percent of households live in homes they built themselves, and 19.7
percent inherited their houses. The majority of people still depend on family
networks and/or inheritance to acquire housing. The higher end market
segment comprises housing units with prices ranging upwards from M500 000
(US$44 287) a unit, while the middle segment comprises houses ranging
between M100 000 (US$8 857) and M500 000 (US$44 287). In urban areas,
and to some extent in rural areas, owners typically collect materials over time
and eventually build their houses after all the building materials have been
assembled. In this way, it normally takes a household a minimum of three years
to gather the required building materials before they can begin the actual
construction of the house. Households with unreliable or irregular incomes
tend to apply this incremental housing strategy. In rare cases, homebuilders are
able to access limited credit.
Although the formal real estate market is poorly developed, private sector
developers are discouraged from playing a role in housing provision because
of difficulties experienced in obtaining land. More recently, a strong demand for
property expressed by the expatriate and high income community has resulted
in the emergence of a few high density, enclosed real estate developments.
One player in this evolution is the locally owned Matekane Group of
Companies. Having established Matekane Property to manage the real estate
needs of its various subsidiaries, the company then diversified into residential
real estate. It developed Mpilo Estate, which involved the construction of 20
luxury three bedroom units, while Hilton Estate, with 15 units to be built to
order, is in the planning phase. Take up rate of the developed residential units
has been very slow, suggesting affordability issues even at the high end market.
Prices for the houses range from M1.8 million to M2.5 million.
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The higher end market segment comprises housing units with prices ranging upwards
from M500 000 (US$44 287) a unit, while the middle segment comprises houses ranging
between M100 000 (US$8 857) and M500 000 (US$44 287).

Lesotho Housing and Land Development Corporation (LHLDC) commenced a project in
Mohale’s Hoek, where 650 serviced sites were up for sale from M12 000 (US$1 063) to
M45 000 (US$3 986), targeted to low and middle income earners.

Recent signiﬁcant legislative and institutional reforms has increased efﬁciencies in
processing of title deeds although access to land is still a challenge that negatively affects
poor people.
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The Lesotho Housing and Land Development Corporation (LHLDC) is a
state-owned developer, which was established following the National Housing
Policy of 1987. It is a product of the merger of the Lesotho Housing
Corporation and the Lower Income Housing Company. The LHLDC has three
broad mandates: to develop serviced sites, to provide rental accommodation
and to provide home ownership. As of 2011, the LHLDC had delivered 9 519
serviced sites in various urban centres, although primarily in the capital Maseru.
Over 811 services sites were availed to the market in 2013 – 650 were outside
Maseru in Mohale’s Hoek district in the South, while the remaining 161 were
in Maseru. This brought the total to 10 330 sites. Although the corporation
has improved on its delivery record in recent years, it is challenged with
adequately addressing the needs of low income groups. For this category, the
primary approach involves the construction of malaene (rows of single or
double interconnecting rooms popularly constructed for renting).

Foreign NGOs, expatriates and diplomatic missions have fuelled the economy
in these areas, increasing the demand for property and putting pressure on
prices. As a result, the buy-to-let market has experienced considerable growth,
with mid to high level income earners seeking investment returns. For the
majority, however, the property market is not a ready source of wealth. Aside
from supply problems, especially around affordability, transactions in the
property market are cumbersome and undermine market performance.
Registering a property in Lesotho in 2014 required four procedures, takes 43
days and costs 8.7 percent of the property value (all of which are an
improvement from the 2013 figures). On this basis, the World Bank’s 2014
Doing Business Report ranked Lesotho 88th out of 189 countries in terms of
registering property (a huge improvement from its 2013 ranking of 157th).This
was achieved through streamlining procedures and increasing administrative
efficiency.

As indicated above, LHLDC commenced a project in Mohale’s Hoek, where
650 serviced sites were up for sale. The costs of plots ranged from M12 000
to M45 000. These were targeted to low and middle income earners. There
are three payment options. Firstly there is a M150 registration fee, applicable
for all options, then a once off payment can be made. The second option is
that after paying the registration fee, a client is given 30 days within which to
pay a 30 percent deposit towards the cost of the plot, and the balance is
payable over six months. Under the third option, all the terms under option
two apply, but should the client be unable to pay the balance within the six
month period, then she/he is automatically put on a twelve months contract,
to pay the balance, which attracts 18 percent interest. LHLDC reports that
take up of these plots at the districts is quite slow compared to Maseru. By
the end of March 2014, not all of the sites had been taken.

Policy and regulation

In Maseru district, the corporation continued with a residential housing project
that started in 2009, MASOWE 111. This project entails the design and
construction of residential houses on a turn-key arrangement. People who
buy the houses are financed by the local bank of their own choice. Under this
scheme 26 houses are complete and sold. The cost of these houses in a
category of low to middle income earners ranged from M190 000 to
M240 000. In the second category of middle to high income earners, houses
cost between M577 000 to M1.1 million. Of these, 11 houses were completed
and sold in 2013.
Another player in the housing services space is Habitat for Humanity Lesotho,
which provides shelter for vulnerable groups by building simple, decent and
affordable houses, in addition to raising awareness about legal issues around
housing, property ownership and inheritance rights.. The goal of the project is
to provide disadvantaged children with safer living environments and access to
resources to improve their lives. The aim was to construct two- to threeroomed houses in conjunction with ventilated pit latrines.
As of July 2013, and through its first project, Habitat had constructed a total of
143 subsidised houses for low income households in Khubelu, a peri-urban
area in Maseru district. This project commenced in 2002. Repayments on this
project were to be completed within a ten year period. There were a lot of
challenges during implementation of this project, such that by June 2012, only
10 percent of the beneficiaries had paid up their loans. But through the
restructuring of the loans, a year later, in July 2013, 20 percent of the
beneficiaries had fully paid. Consequently 29 families were presented with loan
clearance certificates and land title deeds. This marked a proud moment for
the families who then achieved full ownership of their homes. Other
developments by the organisation were that ventilated pit latrines were
constructed for 98 families. 41 families benefitted through minor repairs being
done to their homes, while maintenance and hygiene training was offered to
20 families. Lastly, some training on inheritance rights and security of tenure
was offered for eight families.
Property markets
The IMF estimates that real estate accounts for nine percent of GDP, with an
annual growth of just above one percent. Still, REMAX Casa Blanca Realty,
which recently opened offices in Maseru, reports an active property market
with exponential growth recorded in some areas over the past few years.

Although Lesotho does not have a housing policy, much progress has been
made in this process during 2013. In the late 1980s, the government received
support from the World Bank and the Canadian Housing Foundation towards
the drafting of a National Housing Policy, but this was never adopted. Certain
aspects of this housing policy were still pursued, notably the formation of the
LHLDC. In 2005, it was noted that Lesotho had a draft National Shelter Policy.
According to UN-Habitat, the draft policy included a market driven shelter
delivery approach, and advocated for transparent, efficient and consistent
delivery systems. The draft policy also set out the development of an effective
regulatory framework towards equitable access to the shelter delivery market.
Further, the draft policy sought to recognise, support and integrate all sectors
of the economy, including the informal sector, into shelter delivery, and to
localise housing solutions. Development of the housing policy is still in process.
A National Strategic Development Plan for Lesotho, published by the IMF in
March 2012, also recognises the importance of housing in a section on ‘shelter
and property development’. The Plan asserts that government will strengthen
land administration and physical planning, facilitate the provision of basic
infrastructure to improve quality of shelter, improve the quality and safety
standards of housing and ensure their enforcement, encourage the local
production of construction outputs, promote densification and regularise
property markets (residential and commercial) to improve safety and achieve
the desired physical layout, develop housing finance and land markets as well
as property development capacity, and identify appropriate housing solutions
which especially target low income households and industrial workers.
Land administration reform is part of the private sector development
component of the Millennium Challenge Account (MCA) ‘compact’ between
the US and the Lesotho government. This component aims to achieve
improvement in the land laws and policies, in people’s awareness of land rights,
especially women’s, and in the efficiency of issuing of land leases to people in
urban areas, starting with Maseru. It also aims to support the establishment of
a Land Administration Authority to enhance land administration and land
administration services.
Significant legislative and institutional reforms have taken place to date. These
include the Land Administration Act and the Land Act, both of 2010, the Land
Regulations and Land Court regulations of 2011 and the Draft Sectional Titles
Bill of 2011. In the main these reforms are feasible and significant, particularly
regarding increased efficiencies in the processing of title deeds. The main
challenge that remains to be tackled is access to land, one obstacle that
continues to negatively affect poor people in Lesotho.
Opportunities
The demand for property, particularly for the middle to higher income groups,
presents an opportunity for investment in the Lesotho property market.
Housing solutions for the bottom end of the property market are also critically
needed, especially given rapid urbanisation. The ongoing legislative and policy
reforms and the fact that the current developments have so far concentrated
in Maseru alone leaves other districts open for investments in the housing
sector. There are also opportunities for microfinance institutions to provide
innovative housing finance options targeted at lower income earners, and to
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grow this sector from its current almost non-existent position. In the World
Bank’s 2014 Doing Business Report, Lesotho ranked 136th out of 189 countries,
the same as its 2013 ranking. The country is committed to improving its
investment climate, and the current investor roadmap, developed with the help
of USAID Trade Hub is implementing reforms to further improve in these
areas. The Ministry of Trade completed implementation of a World Bank
assisted project namely Private Sector Competitiveness and Economic
Diversification Project. Through this initiative, a number of reforms were made
which impacted positively on the business environment. Outcomes of the
project were that (1) days required to register a company reduced from 28 to
seven, (2) days required to obtain an industrial license reduced from 35 to five
days and (3), turn-around time for a trade license was reduced to 15 days from
30-50 days. These changes had already been effected in the country’s ranking
in 2012. In 2014, the Government established a cabinet sub-committee that
has been charged with the responsibility to oversee implementation of
interventions aimed at improving the investment climate. This is hoped to
result in an improved ranking for the country and attract diversified foreign
direct investment.

Sources
Andrews, A.M., Jefferis, K., Murgatroyd, P. and Webb, D. (2013). Lesotho
Financial Sector Development Strategy (unpublished draft July 2013).
Central Bank of Lesotho (2011). Annual Report 2011.
Central Bank of Lesotho Annual Report 2013
Government of Lesotho. (2011). National Strategic Development Plan. The
Growth and Development Strategic Framework.
International Monetary Fund (2012). Kingdom of Lesotho: Poverty Reduction
Strategy Paper – National Strategic Development Plan 2012/13 – 2016/17.
IMF Country Report No. 12/102.
Mountain View Newsletter, Issue 14 July 2013.
Kingdom of Lesotho. (2005). Poverty Reduction Strategy.
Leduka, R.C. (2012). Lesotho Urban Land Market Scoping Study. Report
prepared for Urban LandMark. February 2012.
Olivier, M. (2011). Social Protection in Lesotho: Innovative Developments and
Reform Challenges. Presentation to the International Symposium on Social
Protection in Southern Africa, May 2011.
Private Sector Competitiveness and Economic Diversification Project,
Implementation Completion and Results Report for the Kingdom of Lesotho,
Finance and Private Sector Development Unit, Country Management Unit for
Southern Africa Region. December 17, 2013.
UN Habitat (2005). Law, Land Tenure, Housing Rights and Gender in Lesotho.
Part of the Law, Land Tenure and Gender Review Series: Southern Africa.
World Bank (2013). Doing Business 2014: Lesotho
Websites
www.afdb.org
www.africaneconomicoutlook.org
www.doingbusiness.org
www.finScope.co.za
www.globalpropertyguide.com/Africa/Lesotho/
www.hfhl.org.ls/Housingneed.html
www.housingfinance.org
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www.unhabitat.org
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Liberia
KEY FIGURES
Main Urban Centres

Monrovia (capital)

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

84,50 Liberian Dollar (LRD)
6.8 | 7.7 | 6.6

Population^ | Population growth rate (2013)^
4,294,077 | 2.44
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 48.92% | 3.22%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

454.34 | 11.31%
410.00
63.8
3.70
38.16
175 | 0.412

Lending Interest Rate^
13.49
Credit % of GDP^
20.06
Average Mortgages % of GDP°
0.34% (2008)
Price To Rent Ratio City Centre** | Outside City Centre**
| 0.85
Gross Rental Yield City Centre** | Outside of City Centre**
.... | 117.59%
Outstanding loan to purchase a home, older adults (% age 25+) 0.77
Outstanding loan for home construction, older adults (% age 25+) 4.59
What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

Overview
The Republic of Liberia is on the West coast of Africa and bordered by Sierra
Leone to the west, Guinea to the north, Ivory Coast to the east and the
Atlantic Ocean to the south. The country has a population of 4.3 million, 49
percent of which lives in cities, making the country highly urbanised. Liberia is
a member of the Economic Community of West Africa, (ECOWAS) and rich
in natural resources among which are iron ore, rubber, timber, gold, diamond
coffee and cocoa. Liberia is one of the poorest countries in the world with an
HDI score of 0.412, placing it at a ranking of 175th out of 187 countries in 2014.
The country has suffered from a decade and a half of intermittent civil wars,
which contributed towards an historical decline in GDP of 90 percent between
1989 and 1995. With the end of the war in 2003, and the inauguration of the
Ellen Johnson Sirleaf administration in 2006, the economy began to recover
and GDP growth began to improve, reaching 9.4 percent in 2007. Since then,
the country has maintained political stability and Liberia celebrated the 10th
anniversary of the end of the civil war in 2013. Economic growth has increased
to 11.3 percent in 2013, led by public services reforms, iron ore exports,
construction, and a rise in direct foreign investments. For 2014, GDP growth
is estimated at 6.8 percent, and projected at 8.2 percent in 2015. Liberia ranks
144th out of 189 countries in the World Bank’s Doing Business report of 2014,
an improvement from its rank of 149th in 2013.
The government of Liberia continues to make progress in public sector reforms
and improving institutions. Its efforts, however, have been recently jeopardized
by the deadly ebola virus epidemic that threatens everything, including the
political and economic stability of this very fragile nation.
Access to finance
Liberia’s financial sector includes the Central Bank of Liberia (CBL), nine
commercial banks, 20 insurance companies, some microfinance structures, and
other informal financial structures. According to the CBL report, banking
industry balance sheets showed positive growth at the end of the second
quarter 2014, with total commercial bank assets increasing at a rate of 6.6
percent over the figures recorded for the same period a year ago. Overall the
growth rate reflects continuous confidence in the banking system.
Access to finance is limited and most services are confined to Liberia’s capital
city, Monrovia.

Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !
^
~
*
"
°
**
#
!

144
10
44
12.9

World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

Prior to the civil war, the National Housing and Savings Bank was the only
mortgage bank in Liberia. However, even then, the approach was limited to
lending to individuals to build their own homes. There was no linkage between
the bank and the National Housing Authority (NHA), the government owned
housing development institution, to promote housing development in Liberia.
The National Housing and Savings Bank collapsed in the 1990s during the civil
war.
Access to housing finance is limited and when available is confined to
Monrovia. The government, however, is encouraging homeownership, as well
as the development of a mortgage sector to make houses affordable to low
and middle income earners. In 2013, the first formal mortgage programme
for post-conflict Liberia was launched by the Liberian Bank for Development
and Investment (LBD), financed with US$10 million from the CBL. The
programme involved LBD taking ownership of a 30-year old estate that had
been built for low income earners and managed by National Housing
Authority. LBD then sold the units to the tenants. There were 89 beneficiaries.
There is little data on the microfinance sector but like some of the
neighbouring countries, 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 such as “susu”. At the end of June 2014, four microfinance
institutions are listed on the MIX Market and AccessBank remains the leader
of the market. US$17.9 million were disbursed to 53 061 borrowers and
US$15 million has been deposited by 97 721 depositors. Liberia ranks 160th
out of 189 economies in the World Bank’s 2014 Doing Business Report for
access to credit. There are no private credit bureaus and no public registry.
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Affordability

with the first project an estate on 300 acres parcel of land located on the RIA
highway between Monrovia and Robert International Airport. The project
features renewable energy efficient and construction material produced locally
to stimulate employment. It includes a variety of single family homes and a
small number of duplex attached houses with a total of 500 planned houses
with modern social and commercial amenities. Broad Cove is the lead investor.
Prices are from US$39 900 cash for a one bedroom house and possibility of
mortgage, with a monthly payment of US$363 for 10 years. The SINLIB real
estate program is a partnership between SINLIB Real Estate Developers Inc.
and NHA. The project is called Monrovia House and located near Redlight
Market and the new Fendell Campus of the University of Liberia. The target
is middle class Liberian. There are 50 houses delivered, one to three bedrooms
with modern amenities. The minimum price is US$39.900 for 1 bedroom
house. The project offers mortgage and the minimum down payment is 30
percent of the house value. These developers are involved in a number of
housing developments, including, SINLIB Real Estate programme and 500
houses, recreational and commercial amenities programmes by Ecohomes.

Liberia is a desperately poor country, recovering from the lingering effects of
its civil wars and the consequent economic and social upheaval of the
population. Given this historical context, Liberia’s recovery has been
spectacular, driven primarily by the country’s national Poverty Reduction
Strategy. Foreign direct investment in mining, agriculture and construction have
also played an important role. Still, the majority of the population lives below
international poverty line, the monthly average wage is about US$50 in the
urban areas and 40 percent higher than the rural areas. A high level of
inequality of income persists in spite of the economic growth, 10 percent of
paid employees are receiving 72 percent of total cash earnings There is also
income inequality between the rural populations and the urban populations
and inequalities between the counties as illustrated in the 2010 Labour Force
Survey (LFS). According to the LFS, there are about 1.1 million employed
persons aged 15 and over working in Liberia about 600 000 in rural areas and
500 000 in the urban areas. A majority of people employed are working for
themselves (68 percent informal sector) and 77 percent of the employment
is considered vulnerable that is employment without social protection and job
security.

Property markets

Access to mortgage finance is extremely limited and rental homes are provided
primarily by informal housing promoters and NHA. Rents vary according to
the location and the quality of homes. They range from US$400 to US$3 500.
Less than one percent of the population has access to government subsidised
homes managed by NHA. The majority of the population in the urban areas
live in slums, where rents are subject to fluctuations according to demand.

The need to reconstruct the post-conflict Liberia offers opportunities for real
estate investments and property markets. The exorbitant rents demanded by
landlords in most cases for inadequate houses is the result of an insufficient
supply of housing and the need to fill the gap. Also there is a need to develop
modern and adequate houses and other urban infrastructures to meet the
demand of business, nongovernmental organisation and the diasporas who are
returning home or interested in investing in Liberia.

Housing supply
Even before the last civil war, Liberia’s housing stock was insufficient. The war
devastated much of the country’s urban housing stock, and as a result, the
majority of the population was displaced and now live in dilapidated conditions,
and in slums. The poor state of housing has contributed substantially to the
rapid spread of the Ebola virus.
The National Housing Authority, a state-owned institution, was the only
institution that provided housing at a relative scale – although still far below
what is needed. Between 1962 and 1984, NHA developed and implemented
a number of housing programmes in the major cities, producing 1789 housing
units and 600 serviced plots land for low cost housing, including in New Kru
Town in 1962, Stephen A.Tolbert in 1975/1979 and Matadi in 1978/1980. The
total cost of investment was estimated at US$39.6 million.
Today, after 10 years of democratic government, the housing stock continues
to be inadequate and the supply cannot meet the demands of galloping
urbanisation. Liberia is already 48.9 percent urbanised, and is among the most
urbanised in the region.
The government of Liberia is sensitive to the situation. The government’s
ambitious programme of reconstructing Liberia and transforming Liberia from
a poor country into a middle income country with equal opportunities and
access to all by year 2030, known as the Agenda for Transformation (AFT), lays
emphasis on housing. The government has reinforced the capacity of the
National Housing Authority to address housing needs in Liberia. In response,
the NHA has developed a national plan (2013–2017) that includes
interventions regarding housing development finance, housing development
policies and strategies, and town and city planning. The NHA also has an
ambitious housing delivery programme to boost the supply of adequate and
affordable houses all over the country. In October 2014, the NHA finalised a
plan for the construction of 5 000 houses units worth over US$50 million. The
project will start in the following cities: Kakata, Tubmanburg and Sanniqullie.
Financed by Shelter Afrique, the project also provides US$29.2 million to three
commercial banks to give long term loans to eligible Liberians.
Private companies are emerging in the market as a result of the current
reconstruction drive and economic growth of the country, as well as the efforts
of the government in promoting investment opportunities. Among the private
companies are Global Building Solutions, Real Estate Developers Inc. and Broad
Cove Partners. The Broad Cove Partners development is called Ecohomes,
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As in most post conflict countries, data regarding the property market is scarce
and when available, does not reflect market reality. Still, the opportunities are
real. The Director of Liberia National Housing Authority asserted that Liberia
will construct 512 000 housing units by 2030, the target year for the country
to achieve middle income status. This means Liberia needs at least 30 000
new houses every year for the next seventeen years.
Policy and regulation
To attain the vision defined in “Liberia Rising 2030” and the Transformation
Agenda (AFT), the government of Liberia has recognised the need to
ameliorate the country’s housing policy. To meet this end the Government
instructed the National Housing Authority to develop a National Housing
Development Policy and Strategy. In response, the NHA has produced a draft
for new national policy to guide the production of 512 000 housing units
between now and 2030. A two day national stakeholder’s colloquium was
organised in April 2014 to have a large representation from across Liberia to
deliberate on the new policy.
The World Bank’s 2014 Doing Business Report ranks Liberia 177th out of 189
economies – the same as in 2013, with 10 procedures and 44 days to obtain
registration at a cost of 12.9 percent of property value.
Opportunities
Liberia has suffered from two civil wars and economic instability for decades.
The country’s progress since the election of Ellen Johnson Sirleaf in 2006,
however, has been impressive. Liberia’s economic growth rate, at 8.1 percent,
is one of the highest in the world. The global demand for natural resources,
the different government economic development programmes, the NHA
programme for affordable homes, improvement in doing business environment
and fiscal incentives to encourage investments and develop the private sector,
are all indicators of opportunities in Liberia. The country is rich in natural
resources and has also been intensifying its exploration for offshore oil. Its
geographic and historical context, given its slave history, also makes it a very
attractive hub for the tourist industry. Infrastructure development projects,
including road construction, port rehabilitation, the repair and expansion of
the Mount Coffee Hydropower plant (with a maximum capacity of 80MW),
and the construction of new heavy fuel power plants to improve the
production of electricity and boost growth in the manufacturing, and services,
are all underway.
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Government has increased the capacity of the National Housing Authority, with a national
plan (2013-2017) that includes an ambitious housing delivery programme which includes
the construction of 5 000 houses worth over US$50 million.
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Liberia’s economic growth rate, at 8.1 percent, is one of the highest in the world and its
programme to attain a middle income status by year 2030 creates the context for very
real housing investment opportunities.
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After 10 years of democratic government, the housing stock continues to be inadequate
and the supply cannot meet the demands of galloping urbanisation, now at 48.9 percent
urbanised.

The challenges arising from the recent Ebola outbreak notwithstanding, Liberia’s
ambitious programme to attain a middle income status by year 2030 creates
the context for very real housing investment opportunities. The different
government development programmes and the efforts of the government in
improving business environments, as well as the high rate of urbanisation 48.9
percent, are indicators of opportunities for the housing finance and housing
development sectors.

Sources
Africaneconomicoutlook.org/Liberia
Financial and Economic Bulletin, Volume 16 N° 2, April – June 2014, Central
Bank of Liberia
Liberia Low Income Housing Development Plan: Presented by Robert S.
Bestman, Assitant Minister for Urban Affairs
National Housing Authority: Program for the Construction of 5000 Affordable
Housing Units And Creation of Homeownership and Mortgage for Low to
Middle Income Earners. Morovia, Liberia, June 2012
National Housing Policy in Sight by C.Y. Kwanue, March, 26 2014
World Bank, Doing Business Report 2014
World Bank Data
Report on The Liberia Labour Force Survey 2010: February 2011, Liberia
Institute of Statistics and Geo-Information Services (LISGIS)
The size Distribution Of Income in Liberia. By E.K. Akpa – Ministry Of Finance,
Monrovia, Liberia.

Websites
www.afdb.org
www.africaneconomicoutlook.org
www.doingbusiness.org
www.ecohomes-liberian.com
www.emansion.gov.lr
www.ifc.org
www.liberianobserver.com
www.monroviahouse.com
www.mixmarket.org
www.opic.gov/.../broad-cove
www.shelterafrique.org
www.unhabitat.org
www.worldbank.org
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Libya
KEY FIGURES
Main Urban Centres

Tripoli (capital), Benghazi

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

1,32 Libyan Dinar (LYD)
6.1 | 3.7 | 7.5

Population^ | Population growth rate (2013)^
6,201,521 | 0.76
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 78.17% | 0.99%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

12,167.40 | -9.37%
...
...
8.90
55 | 0.784

Lending Interest Rate^
6.00
Credit % of GDP^
13.70
Average Mortgages % of GDP°
6.74 | 7.76
Price To Rent Ratio City Centre** | Outside City Centre**
14.83% | 12.89%
Gross Rental Yield City Centre** | Outside of City Centre**
Outstanding loan to purchase a home, older adults (% age 25+)
Outstanding loan for home construction, older adults (% age 25+)
What is the cost of standard 50kg bag of cement (in US$)? #
US$5,00 – US$13,00 (2013)
What is the price of the cheapest, newly built house by a formal
US$50 000 (2013)
developer or contractor? #
100 (2013)
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

Overview
In the past year, a weak security situation in Libya has resulted in a sustained
economic downturn. After the fall of Gaddafi’s authoritarian regime in October
2011, the country has struggled to put in place a stable government resulting
in sustained unrest and civil war.
Instability and battles between militia and government have limited oil exports,
which were 320 000 barrels-per-day (bpd) in July 2014, compared to a pre2011 level of 1.4 million bpd. As oil accounts for about 70 percent of GDP and
95 percent of government revenue, this has had a major effect on growth, with
GDP dropping by 9.3 percent in 2013, compared to a rise of 95 percent in
2012.
Falling budget revenues and an increase in public expenditure, mainly for civil
servant wages and subsidies, has forced Libya to draw on its substantial foreign
reserves to address budget deficits. In the past year, Libya has spent over 10
percent of their large stock of foreign reserves, which were measured at
US$111.3 billion in February 2014.
With almost 6.2 million people and GDP per capita of US$12 200 in 2013,
Libya is considered an upper-middle income country even though there is still
limited economic and political freedom. Economic freedom in Libya, a ranking
of freedom in trade, business, investment and property rights measured by the
Wall Street Journal and Heritage Foundation, was estimated at 38.59 in 2013,
below the level of ‘repressed’, and the 2014 World Bank’s Doing Business
Report ranked Libya as 187th out of 189 countries for ease of doing business.
Key challenges that Libya face include restoring the rule of law, putting in place
a functional political democracy, reducing dependency on the petroleum
industry, establishing long-term development strategies for the country, and
building up the human and technical capacity required to implement these
strategies.
Access to finance
For years, the banking sector in Libya has been very isolated. Early in 1970,
when Gaddafi came to power, all the banks were nationalised, and international
sanctions through the 1990s limited foreign investment in Libya. The Libyan
financial sector is still small, underdeveloped, and dominated by five state-owned
banks, which hold about 80 percent of total assets.

Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !
^
~
*
"
°
**
#
!

187

World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

A process of privatisation and banking reform was commenced in 2007 when
BNP Paribas acquired 19 percent of Libya's Sahara Bank and continued in
2008, when Arab Bank was authorised to take over 19 percent of Wahda
Bank. As part of this process, joint ventures between foreigners and local
investors were legalised for the first time in February 2010. This led to a rapid
increase in financial sector activities as European and Arab banks sought new
licenses. Currently there are 19 banks operating in Libya, four devoted to
specific banking services, such as microcredit and real estate.
According to the 2013–14 Global Competitiveness Report, Libya ranked 147th
and 148th out of 148 countries in terms of the affordability and accessibility of
financial services, respectively. High levels of liquidity, non-performing loans,
nascent credit information systems and poor banking supervision have
restricted the competitiveness of financial services and the availability of
housing finance. As a result, Libya remains essentially a cash economy.
Before the revolution, access to housing finance was low, due to high collateral
requirements, legal criteria such as the need to have property or land title, and
mainly because many loans were simply made on the basis of personal
relations. The Savings and Real Estate Investment Bank grants subsidised
housing loans to Libyan citizens. There is a lack of independent oversight that
opens the door to corruption and as loans are set at zero percent interest
rate, many Libyans view them as grants, so there are very high default rates.
The bank’s poorly targeted subsidies distort the housing finance market and
thwart the evolution of a competitive mortgage system.
With the domestic credit to GDP ratio at 10.6 percent in 2012, the
intermediation of the Libyan banking sector is far below the MENA average
(57.2 percent). Housing finance to GDP ratio has been estimated to be less
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than one percent, and unless allocated a loan through the government
programme, for which households who do not yet own a home are qualified,
it is particularly difficult for low income or small borrowers to access finance
for housing.
According to the IMF, the banking sector is currently well capitalised, but it may
become vulnerable to asset quality deterioration and the introduction of new
legislation. In 2013, the government passed a law that will enforce a strict
Islamic Banking regime and ban interest in financial transactions starting in
January 2015, being the third Middle Eastern country, behind Iran and Sudan,
to ban non-Sharia compliant banking. This will essentially preclude conventional
banks from lending and poses serious risks to the financial sector. Many
commercial banks have ceased lending as they seek alternatives, effectively
paralysing the banking sector.
Affordability
Although per capita income in Libya was estimated at US$12 200 in 2013, one
of the highest in Africa, the wealth in the country is not distributed equally
among the population. Median income is around US$600 a month, while rent
in a one bedroom apartment in central Tripoli can exceed US$2 000 a month,
and on average, cost US$858 a month, or US$526 a month on the outskirts,
well beyond the affordability limits of the average household. The house price
to income ratio is in the order of 6.45 to buy in Tripoli.
Housing is very difficult to access on the private market, due to the small
amount of private land available for purchase and development, and the small
secondary market in formal housing resale. As a result, the majority of
households opt to sit on waiting lists for years until they are able to access a
subsidised house from the Libyan government.
In 2007, a minimum wage was established at US$200 a month, yet the
enforcement of this minimum is not clear. Overall unemployment was
estimated at 33 percent by the World Bank in 2012 and even higher for youth.
Some 1.7 million, more than half of the Libyan labor force, is employed by the
government, four to six percent by private sector companies, six percent are
self-employed and the rest work in state-owned enterprises. During the civil
unrest following the revolution, unemployment has risen and the earning
capacity of residents has fallen due to disruptions in business, at the same time
that prices have increased, which has negatively affected the purchasing power
of the lowest-income and least resilient households.
Public spending on state subsidies is very high. Public sector workers are
reported to receive a monthly housing allowance that ranges from 12 to 25
percent of their salary, yet most of the benefits are captured by higher income
groups, so that subsidies rarely reach the neediest. Even with substantial
resources, the government is unable to respond to all the demand, leaving a
large section of the population unserved. UN-Habitat estimated in 2001 that
35 percent of the urban population in Libya were living in slums, figures that
have been confirmed by various relief agencies working in the country.

Housing supply
Housing supply in Libya is seen as the main responsibility of the government.
From 1989 to 1996, around 75 percent of housing was constructed by the
public sector. From 1997 onwards, the government has continued to play an
instrumental role in housing supply. However, supply has not kept up with
demand, with the housing shortage reaching 240 000 units in 2000, and has
been estimated at 350 000 today, with another 150 000 units needed before
2020.
The Housing and Infrastructure Board (HIB) of the Ministry of Housing and
Utilities (MHU) is responsible for the implementation of public works contracts.
HIB works on infrastructure and public building projects, along with managing
the state’s residential projects on a turnkey basis, contracting with both national
and multinational firms.
Since its creation in 2007, HIB has been tasked with building 200 000 units.
Official figures from the MHU in 2012 indicated that 134 341 housing units
were under construction, 94 500 were in their bidding phase and 11 121 had
been completed. Yet, the entire programme was put on hold in 2011 with an
estimated US$11 billion worth of housing projects under construction. Due
to the poor security situation, HIB has struggled to relaunch their programme
and the EU-imposed sanctions, that had put restrictive measures in place since
2011, were only lifted in January 2014.
In December 2013, AECOM announced a partnership with HIB worth over
US$205 million for 25 months. This agreement establishes AECOM as the
lead programme manager of the HIB capital budget programme – a
comprehensive housing and infrastructure development programme for Libya
that will concentrate on property developments in cities around the country
and has a current contracted value of more than US$36 billion.
Since 2011, many foreign and local investors involved in housing construction
in Libya have been forced to abandon or face interruptions in their work.
Efforts to recommence have been disrupted by continued insecurity, arguments
over payment delays, and increased costs in the intervening period.
Authorities have been eager to demonstrate some progress, with a central
committee reviewing the resumption of 40 000 housing units totally US$1.5
billion. In January 2014, the Minister of Housing and Utilities, Ali Hussein Sherief,
announced that 30 000 units with 131 contracts for infrastructure had been
restarted in 2013. However, it is unclear how much progress has really been
made. In July, Philippines moved to evacuate 13 000 construction workers
from Libya after a Filipino was kidnapped and beheaded by militia and a surge
in violence in the past few months has created further disruptions to the
construction sector and destruction.
The housing backlog will probably not be resolved in the near future. High
government expenditure has resulted in the completion of flagship projects in
the past, yet the record of public residential projects has not always been
positive, with many construction projects being abandoned before completion,
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or never connected to public infrastructure and still vacant. Failure to deliver
residential projects led to riots in 2011 in Benghazi and Bani Walid, with the
occupation of 600 and 800 vacant units respectively in each of these cities.
Nowadays, there is not much promise for households to be rewarded for long
durations on waiting lists and the looting and destruction of property carried
out by militia has been increasing recently, with more than 140 000 people
estimated as displaced, as of September 2014.

needs of low income Libyans or to improve efficiency rising from insufficient
competition in primary and secondary housing markets.

Property market

Opportunities

The property market in Libya has been heavily influenced by decades of
Gaddafi’s system, which has had a serious impact on land availability and
property ownership. There is no procedure for dealing with construction
permits, registering property and resolving insolvency, giving Libya a ranking of
189th, or last, in these sections of the World Bank’s 2014 Doing Business Report.

In 2013 and 2014, the government plan was stated as to (i) strengthen the
business environment to be more competitive and attractive to investors; and
to promote private sector development leading to sustainable job creation; (ii)
diversify the economy to promote industry and trade, tourism, agriculture, and
the oil and gas sector; (iii) build the country’s human resources, provide
adequate training, as well as improve management of human resources in the
public and private sector; (iv) strengthen public sector performance and
accountability at the central and local levels; and (v) strengthen coordination
within government on the reform programme and promote citizen
participation.

Large plots of land previously owned by Italian farmers, about 38 000 hectares,
were confiscated and redistributed among Libyans after the Coup d'Etat in
1969. These plots have been further fragmented over time due to the
traditional inheritance system guaranteeing each son a part of their father's
land. In 1971, the state confirmed all confiscated land as state land and was
involved in further confiscations of uncultivated land and reallocation to citizens
in accordance with what is considered acceptable to fulfill their needs. As a
result, it is very difficult to determine ownership.
Libya prevented foreign investment in real estate, until Decree 21 in 2006,
which allowed the HIB to contract private and foreign developers for property
development. Although foreigners can now buy real estate, a lack of clarity on
the laws have prevented much uptake, and efforts to open the property and
real estate markets were significantly set back during the revolution, which
increased political and economic instability and anxiety amongst potential
investors. The Libyan government is struggling to regain trust and negotiate the
compensation required to attract international companies back.
The property market is further constrained due to difficulties in the ease of
doing business and because Libya still remains one of the most challenging
countries in terms of corruption. Transparency International’s 2014 Corruption
Perceptions Index rated Libya at 172nd in the world, with only Somalia, North
Korea, Afghanistan, Sudan and South Sudan ranking lower.
Policy and regulations
Libya recognises the right to housing. In 1978, Gaddafi declared that property
ownership was in the public interest in his manifesto, known as the Green
Book. Private property was considered acceptable as long as it was not
“exploitative”, and Law 4 assured each citizen the right to own one house,
beyond which property ownership was prohibited. This was intended as a
means of redistribution, but has resulted in a lot of corruption through the
process of confiscation of private property, and reallocation.
As part of Libya’s “opening up” policy, Gaddafi’s son, Saif al-Islam, established a
property compensation committee in 2007. Yet, many former property owners
have long since fled Libya, in the early 1970s, and the subsequent exchange of
property, along with Gaddafi’s orders to destroy the land registry in 1982,
makes it very difficult to verify ownership claims. There have been few
applicants, and the legitimacy of this attempt at reconciliation has been
questioned.
Due to the regime’s ideology, Libya’s policies have been characterised by largescale direct and indirect subsidies to families. These subsidies have been
directed toward housing, healthcare, and education, among other sectors. The
subsidy system is not transparent, which makes it difficult to determine either
the effectiveness or cost of the state-provision of housing. Public expenditure
on housing has, in general, increased in the last decade. In 2007, it reached as
much as 30 percent of overall public investment. Yet, overwhelmingly, subsidies
seem to have been misallocated and used for political reasons. In 2011, the
government started the distribution of a monthly allowance of US$400 per
household (a total of US$480 million), in an attempt to calm the protests in the
country. This system has not been well-targeted to accommodate the housing

The post-revolutionary policy direction on housing is still in a state of formation
and uncertainty. It is likely that the government’s strategy will continue to rely
heavily on state housing subsidies, in order to stimulate the reconstruction and
development that is required, and to continue to attract foreign investors.

Frankly, as insecurity, a dysfunctional administration, and a widening current
account deficit continue, the short-term outlook for Libya is bleak. Foreign
reserves are expected to decrease to US$82 billion in 2015 and unless the
country manages to put in place a functioning government and disarm rebel
forces, out-of-control public spending leading to a financial crisis seems an
increasing possibility.
Addressing the chronic housing shortage once security is maintained will be a
primary priority of the government and population. Once the treasury
resumes normal functions, the Libyan government can be expected to mobilise
substantial resources toward the real estate sector. For example, once the HIB
capital budget programme has been in place and starts to expand, projections
for the investments exceed US$100 billion to address critical housing and
infrastructure needs, which will certainly have a large positive impact on the
construction and related sectors and go some way toward reducing the
backlog.
Sources:
African Economic Outlook.
International Monetary Fund. (2013). Libya – Selected Issues, May 2013 IMF
Country Report No. 13/151.
Libya Business News (6 December 2013). AECOM wins US$209 million
housing contract: www.libya-businessnews.com/2013/12/06/aecom-wins209m-housing-contract/
Mireles, I., Ogilvie, S. and R. Shedid. (2013). Libya Profile. Wharton.
fic.wharton.upenn.edu/fic/africa/Libya%20Final.pdf
Knight, F. (2013). Africa Report
Sheibani, G. and Havard, T. (2005). The government role in housing in Libya
during the period 1970 – 2000.
World Bank. Doing Business. 2014.
World Bank. MENA Quarterly Economy Brief. July 2014.
World Bank. Libya – Financial Sector Review. April 2013.
Websites:
www.countrystudies.us
www.english.ahram.org.eg
www.globalpropertyguide.com
www.libyaherald.com
www.theglobaleconomy.com
www.tradingeconomics.com
www.tripolipost.com
www.hib.ly
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Madagascar
KEY FIGURES
Main Urban Centres

Antananarivo (capital)

Exchange Rate: 1 US$ =

2670,56 Malagasy Ariary
(MGA)
5.8 | 6.9 | 7.2

Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

Population^ | Population growth rate (2013)^
22,924,851 | 2.79
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 33.83% | 4.69%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

470.95 | 2.10%
440.00
75.3
3.60
44.11
155 | 0.498

Lending Interest Rate^
60.00
Credit % of GDP^
11.72
Average Mortgages % of GDP°
21.08 | 22.43
Price To Rent Ratio City Centre** | Outside City Centre**
4.74% | 4.46%
Gross Rental Yield City Centre** | Outside of City Centre**
Outstanding loan to purchase a home, older adults (% age 25+) 0.63
Outstanding loan for home construction, older adults (% age 25+) 2.03
What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

Overview
Madagascar is an island country off the coast of Mozambique. The economy
is driven by its extractive industries, banking, transport and agricultural sectors.
In 2008 the country experienced a negative growth rate (-3.7 percent) as a
result of the global financial crisis and local political instability, and in 2009 the
government was overthrown. The economy has since been recovering slowly.
In 2012, GDP was at 1.9 and increased to 2.1 percent in 2013 due to mining.
In 2014 GDP was expected to reach 3.7 percent, and by 2015, 5.4 percent.
Inflation was 6.9 percent in 2013. Living conditions have worsened significantly.
Although the country has significant national resources, it is estimated that
more than 70 percent of its inhabitants live below the poverty line.
Unemployment is extremely high, up to 81 percent.
Presidential and parliamentary elections were held in the last quarter of 2013,
a major step in ending the five year political crisis which should bring about
renewed economic and social development.
Madagascar is one of nine countries which has been selected to pilot the
Climate Investment Fund’s (CIF) Scaling Up Renewable Energy in Low Income
Countries Programme (SREP). It will receive new funding and operational
support to do this, with the African Development Bank (AfDB), serving as
implementing agency as Madagascar develops its new CIF investment plans.
Criteria used to select countries include low energy access rates, existence of
an enabling policy and regulatory environment, renewable-friendly energy
development strategies, strong governance capacity, and capacity for
implementation. Each country will be provided with up to US$300 000 to
develop an SREP investment plan.
In June 2014, the government, under the newly elected president Hery
Rajaonarimampianina, launched a dialogue on green growth to assess the
challenges and opportunities presented by green growth in the country,
developing ways of moving to sustainable development for all while preserving
the country’s natural capital.
Currently, environmental degradation costs the country nine percent of GDP
annually. Ecological deterioration is aggravated by the populations’ poor
resilience to natural disasters, while most of the productive sectors of the
economy are very vulnerable to climatic incidents. In 2013, Madagascar faced

Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !
^
~
*
"
°
**
#
!

148
6
74
10.3

World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

a major cyclone and its worst locust plague since the 1950s, and by June a
quarter of Madagascar’s food production had been destroyed.
Agriculture is the dominant sector in the economy, contributing 24.8 percent
of GDP in 2008 and 26.4 percent in 2013. Over the same period,
construction’s contribution to GDP dropped from 4.9 percent to 3.5 percent,
and finance, real estate and business services dropped from 15.5 percent to
11.3 percent by 2013. The secondary sector as a whole contributes about 15
percent to GDP, and was the leading sector in terms of growth in 2013, up 7.9
percent mainly due to extractive industries. The tertiary sector contributed
56 percent of GDP and grew by 2.4 percent due to banking and transport.
Madagascar’s participation in Global Value Chains is limited to exporting
unprocessed goods and selling imported goods.
Access to finance
Madagascar's financial sector is managed tightly by the Central Bank, and the
country has a comprehensive national finance strategy for 2013–2017. The
Central Bank lending rate has been held at a steady 9.5 percent since August
2009, allowing a sense of stability in an otherwise uncertain economy.
According to the Central Bank of Madagascar, there are 11 banks, seven nonbank financial institutions (pension funds and insurance companies) and 31
microfinance institutions (MFIs). The financial sector is dominated by
commercial banks, which hold about 84 percent of the total system’s assets,
while non-bank financial institutions and microlenders account for the
remaining 16 percent of assets. Only five percent of the population use banks.
Political instability has made it difficult for the private sector to obtain loans.
Private borrowing dropped to 10.9 percent of GDP in August 2013, from
11.9 percent in 2012. Most credit given has a short to medium term maturity,
with a maximum maturity of seven years. According to the World Bank, the
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average lending interest rate by banks was 52.5 percent in 2011, while the
deposit interest rate was 10.65 percent in the same year. As a result of the high
interest rates, only a select clientele can afford to obtain credit from the banks.
The microfinance sector is small at five percent of bank transactions, but has
been growing rapidly. From a value of about AR22.7 billion (US$8.5 million)
in 2002, it had grown to about AR244.4 billion (US$91.5 million) in 2011. The
sector has approximately 31 players, including state, foreign investor and donorsupported initiatives. The Central Bank regulates the sector. Some 16 MFIs
reported to the Mix Market (an online source of microfinance performance
data and analysis), and in 2014 had a gross loan portfolio of US$148.9 million,
disbursed to 192 191 active borrowers. Almost 800 000 depositors saved
US$114.3 million in deposits. The largest of these is CECAM, with 54 602
active borrowers in 2014 and a gross loan book of almost US$35 million. In
2012, Orange Madagascar collaborated with MFS Africa to launch an online
money transfer service so that its customers could receive international
remittances directly to their Orange Money accounts. The intention was to
lower the costs of sending money, both for the receivers and the senders.
Overall, access to financial services is extremely low. According to the
International Monetary Fund’s Financial Access Survey, only six in every 1 000
households had a loan with a commercial bank in 2011, and only 26 in every
1 000 households had a savings account with a commercial bank. Outstanding
loans from commercial banks in 2012 amounted to 7.99 percent of GDP, and
deposits amounted to 17.83 percent of GDP. In 2012, Madagascar had only
1.71 ATMs per 100 000 adults, and 1.67 bank branches per 100 000 adults.
There were only 0.379 commercial bank branches per 1 000km2 in 2012.
Between 2010 and 2012, the International Fund for Agricultural Development
(IFAD) implemented a project to improve access to professional domestic and
international remittances services mainly for the rural population in the
Malagasy highlands who have limited or no access to the formal banking sector.
The African Development Bank provided a Credit line and Technical Assistance
grant for the development of a credit product for rural micro, small and
medium enterprises within Première Agence de MicroFinance in Madagascar
(PAMF-Madagascar) between 2011 and 2014. The United Nations Capital
Development Fund implemented a programme to strengthen coordination
and supervision of the inclusive finance sector, develop financial infrastructure
at the meso level, and improve the provision of financial services to the rural
poor between 2010 and 2014. A project by IFAD is underway (from 2007 until
2015) to increase the incomes of poor rural people in five of the country’s
poorest and most densely populated regions. It aims to create efficient business
development services that respond to the needs of small and micro rural
enterprises. It should also assist in structuring traditional clusters into modern
value chains by line of business, to enable long-term sustainability and market
expansion with linkages to regional growth poles. IFAD also initiated a
programme in 2009 which runs until 2018 to support farmers and their
organisations to better integrate them into the economy, facilitating farmers’
access to services by matching demand and supply, and increase production
levels by establishing financial mechanisms responding to demand for services,
through the Agricultural Development Fund and the Regional Agricultural

Development Fund.
In 2012, the World Bank launched the Global Financial Inclusion Database
(Global Findex) to explore levels of financial inclusion around the world.
According to Global Findex, 4.3 percent of rural and 9.7 percent of urban
Madagascans over 15 years of age have an account with a formal financial
institution. Very few Madagascans have an outstanding loan to purchase a
home: 1.2 percent of the top 60 percent of income earners and 0.4 percent
of the bottom 40 percent of income earners. Loans for home construction are
slightly more common but still scarce: three percent of the top 60 percent of
income earners had one, and 1.4 percent of the bottom 40 percent of income
earners. Poverty is widespread in Madagascar. About 49.1 percent of the
population earns less than US$1 a day, thus basic needs such as food, education
and housing for this group of people is largely unsatisfied.
Enforcement of prudential standards is weak, as insufficient funds have been
available for supervision since the Central Bank ran into financial difficulties in
2004. Overall, there is a poor business climate. The country has dropped four
places in terms of rankings of ease of doing business, and is now 148th of 189
countries, according to the World Bank’s 2014 Doing Business Report. It has,
however, improved in terms of ease of paying taxes, and ease of trading across
borders. Major obstacles to attracting investment are political instability, difficult
access to credit, corruption, lawlessness, lack of infrastructure, costly and
unreliable energy supply and the absence of an independent legal system.
Affordability
GDP per capita in Madagascar decreased in 2012 by 0.9 percent, in 2013 by
0.2 percent, but is estimated at having increased in 2014 by 0.9 and is
predicted to increase by 2.6 percent in 2015. In 2012 it was estimated at
US$449 (AR1.2 million), down 4.2 percent from 2011. In 2010, the average
annual wage was estimated at US$700 (AR1.9 million), but much lower in the
agricultural sector, at about US$340 (AR907 990).
Household affordability is further affected by droughts, flooding and cyclones,
the three most common disasters that affect more than half of all households.
It is not unusual for a household to suffer a loss equivalent to a full month’s
income. 72 percent of households say that recovering from such a shock can
take over a year.
Housing supply
According to the Periodic Household Survey of 2010, about 86.5 percent of
the country’s households live in self-built, traditional housing. These houses are
usually temporary structures made with compacted mud and poorly attached
thatched roofs which provide very little protection from diseases and the
environment, and little security from crime. Access to basic services is very low.
Only 27.7 percent of the population has access to water, and only 7.1 percent
to improved sanitation. Approximately 88.2 percent of the urban population
lives in slums, and over 57 percent of urban residents have no refuse removal
services at all. The rate of urbanisation is high, estimated to be 29 percent.
Habitat for Humanity indicates that 75 percent of the country’s population live
in rural areas. The average size house in rural areas is about 26m2. The current
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The country’s ﬁrst National Urban Forum took place in March 2013, a joint government,
UNDP and UN-Habitat initiative, which declared the urban sector a national priority and
committed to strengthening the private sector in the development and management of
urban infrastructure.
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housing backlog in Madagascar is estimated at about two million units. Annual
population growth creates a demand for an additional 100 000 units; this
demand is expected to grow by three percent.
Madagascar’s property development sector, to the extent that one exists, is
geared towards very high income earners, expatriates and tourists. No formal
housing is developed for lower or even middle income earners.
Habitat for Humanity Madagascar has been working in the country since the
year 2000, and has serviced about 4 460 families. The organisation builds new
houses, develops water and sanitation services, and promotes urban renewal.
Habitat Madagascar has been active in building houses in the east, central
highland, west, south highland and northwest regions of Madagascar. Houses
range between 15m2 and 40m2 for one bedroom, a living room, a kitchen and
a bathroom. House foundations are made of stone or fired clay bricks and then
covered with concrete floors, while the walls are made of clay brick and mortar.
Clay tiles or thatch are used for the roofs, and windows and doors are made
of eucalyptus wood. These materials are locally produced and come from
renewable sources.
A joint government, UNDP and UN-Habitat initiative took place in March
2013, the country’s first National Urban Forum. Under the theme ‘building
together the future of our cities’, the Forum adopted a declaration that made
the urban sector a national priority. A key aspect of the commitments involved
strengthening the private sector in the development and management of urban
infrastructure.
While the overall business climate has deteriorated in Madagascar in the past
four years, the most significant decline has been in terms of obtaining
construction permits. In 2014, the 16 procedures involved in acquiring a
construction permit take 160 days and cost 1 105 percent of income per capita.
For this reason, Madagascar ranked 157th for this indicator out of 189 countries
in the World Bank’s 2014 Doing Business Report, down from 148th in 2013.
Property markets
Originally Madagascar prohibited foreign land ownership, offering rather longterm leases of about 99 years. Under customary law, land in Madagascar is
perceived as the land of the ancestors (tanindrazana). Although land may
become individualised, many believe that land must be titled or recorded in
some fashion before an individual can claim perpetual ownership rights to the
plot. In 2004, legislation that allowed foreigners to own land was passed. In
order to acquire land, however, foreigners must invest up to US$500 000 in the
real estate, banking or tourism sectors.

Opportunities
Madagascar’s most immediate challenge is to create a stable governance
environment in which the society and economy can again begin to flourish. As
a result of the successful political elections held in 2013, growth in 2014 is
expected to be 3.7 percent, increasing to 5.4 percent, mainly related to
agriculture and related industries, extractive industries, tourism and
construction. With the growing presence of microfinance in the country, there
are opportunities for MFIs to diversify their product range to cater for the
housing needs of low income earners. Energy efficient products should also be
in high demand. There is a need for stakeholders in the housing sector to
participate in the affordable housing process – from the supply of affordable
and innovative building materials to the delivery of formal housing that is
affordable to lower income earners.
Sources
African Development Bank (2014). Madagascar 2014
(www.africaneconomicoutlook.org)
Andrianasolo, E. (2008). Case Study on Microfinance Institutions in
Madagascar: Policies for a Viable Sector. Tunis.
Culture Grams. (2009). Republic of Madagascar.
Demirguc-Kunt, A. and Klapper, K. (2012). Measuring Financial Inclusion: The
Global Findex, World Bank Policy Research WP 6025.
Financial Access Survey (2011). Madagascar Key Indicators.
Financial Standards Foundation. (2009). Country Brief: Madagascar.
Freeman, L., Rasolofohery, S. and Randriantovomanana, E. (2010). Patterns,
Features and Impacts of Rural-urban Migration in Antananarivo, Madagascar.
International Monetary Fund. (2006). IMF Country Report: Madagascar.
Jacoby, H. and Minten, B. (2005). Is Land Titling in Sub-Saharan Africa Cost
Effective? Evidence from Madagascar.
Spriggs, K. and Taylor, B. (2009). Financial Sector Profile: Madagascar.
World Bank (2013). Doing Business Report: Madagascar
Websites
www.afdb.org
www.africaneconomicoutlook.org
www.banque-centrale.mg
www.data.worldbank.org
www.digitaljournal.com
www.fas.imf.org
www.habitat-madagascar.org
www.mfw4a.org
www.mixmarket.org

Most urban land is held under customary tenure, and residents do not have title
recognised under formal law. In 2006, the Madagascar Action Plan was drafted,
setting out development goals within the time frame of 2007 to 2012. One
of these goals was to increase the number of households with land title from
10 percent to 75 percent. Progress on these goals is yet to be reported.
Madagascar ranked low on the World Bank’s ‘registering property’ index, at
155th globally in 2014 (down from 147th the previous year), and behind the
Sub-Saharan Africa average. In 2014, it took six procedures over 74 days to
register property. The process cost 10.3 percent of the total property value.
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Malawi
KEY FIGURES
Main Urban Centres

Lilongwe (capital), Blantyre

Exchange Rate: 1 US$ =

478,54 Malawian Kwacha
(MWK)
21.3 | 28.4 | 15.2

Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

Population^ | Population growth rate (2013)^
16,362,567 | 2.83
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 15.94% | 3.75%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

226.46 | 4.97%
270.00
50.7
7.60
43.91
174 | 0.414

Lending Interest Rate^
46.01
Credit % of GDP^
18.55
Average Mortgages % of GDP°
0.5% (2004)
Price To Rent Ratio City Centre** | Outside City Centre**
2.19 | 3.14
Gross Rental Yield City Centre** | Outside of City Centre**
45.71% | 31.86%
Outstanding loan to purchase a home, older adults (% age 25+) 6.48
Outstanding loan for home construction, older adults (% age 25+) 7.92

Overview

What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

US$13,06

Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !

171
6
69
2

US$60 000 (2013)
87,9 (2013)
450 (2013)

A small country in Southern Africa, Malawi has a projected population of
16.3 million. Although household income is low – gross national income (GNI)
per capita is estimated at US$760 – conditions have been improving, and
between 1980 and 2013, Malawi’s Human Development Index (HDI) increased
from 0.272 to 0.414. Urban areas, including the cities of Blantyre and Lilongwe,
account for 17 percent of the population. Agriculture is the dominant activity
in the rural areas.

^
~
*
"
°
**
#
!

Malawi’s economy has faced significant challenges in the past few years but is
emerging from the experience. In mid-2011, the International Monetary Fund’s
Enhanced Credit Facility (ECF) went off track due to policy slippages, which
triggered a suspension in donor budget support. Growth in 2012 slowed to
1.8 percent due to a decline in outputs for tobacco and maize, compounded
by spells of foreign exchange and fuel shortages. This led to a growing stock
of international payments arrears, and a loss of external credit lines. However,
bold reforms after April 2012, including the devaluation and floatation of the
Malawi currency and a tight fiscal stance, have put the economy on track to
recovery.

to financial services has improved, mainly due to new players in the banking
industry. In 2012, there were 1.09 commercial bank branches and 1.9 ATMs
per 100 000 adults.

The economy is highly dependent on donor support for development financing
but in the medium term Malawi is poised to experience transformation owing
to growth in the mining and quarrying sector, reported at 8.5 percent in 2013,
and the discovery of oil which may revolutionise the economy. In addition,
strong recovery in tobacco output boosted overall agriculture sector growth
to 5.7 percent from a 2.3 percent contraction in 2012. Manufacturing output
growth also increased to 6.2 percent from -1.3 percent. Malawi’s real GDP
growth is estimated to have been five percent in 2013 and is projected to
accelerate to 6.1 and 6.2 percent in 2014 and 2015 respectively, driven by
continued growth in these key sectors.
Access to finance
Limited access to finance has been a major constraint for individuals and small
and medium enterprises in Malawi. A 2014 FinScope study showed that 46
percent of the adult population are financially excluded (an improvement from
55 percent in 2008). There are 11 commercial banks and two non-bank
financial institutions registered with the Central Bank. Low penetration of
formal banking and financial services characterises the country, although access

World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

FinScope reports that 27 percent of rural and 68 percent of urban Malawians
have an account with a commercial institution. Use of credit has decreased
with 68 percent of adults claiming that they did not borrow or take goods on
credit in the previous 12 months (down from 80 percent in 2008) although
18 percent rely on informal mechanisms for credit.
In 2012, the World Bank launched the Global Financial Inclusion (Global
Findex) Database to explore levels of financial inclusion around the world.
According to this, very few Malawians have an outstanding loan to purchase
a home: 4.3 percent of the top 60 percent of income earners and six percent
of the bottom 40 percent. Loans for home construction are more prevalent:
7.5 percent of the top 60 percent of income earners had one, and 5.5 percent
of the bottom 40 percent. According to the Central Bank, five percent of all
loans extended by the banking sector in 2010 were to real estate, while a
further three percent were to construction. Mortgage loans accounted for
about 12 percent of credit in 2012.
Before 1989, only the New Building Society (which converted later to NBS
Bank) could offer mortgage finance. The mortgage market has since
broadened, and new players include the National Bank, Standard Bank,
Indebank, Ecobank and Malawi Savings Bank; however, NBS still holds a 70
percent market share. Strict eligibility criteria, including a minimum 10 percent
cash deposit, a minimum of six months history with a bank and three months
of payslips, restrict access to mortgage finance. NBS’s maximum term is 15
years with a maximum loan-to-value rate of 80 percent to 90 percent. The

107

base lending rate in 2014 is 33.5 percent, as is the rate for mortgage finance.
NBS has pegged its base rate to the base lending rate when owner occupied,
and an additional 2.5 percent if mortgage finance is used for commercial/rental
property. The National Bank of Malawi offer mortgages at the base rate for an
individual borrower. In 2012, the Reserve Bank reported that in the six months
to June 2012, demand for mortgage loans declined, and the situation is unlikely
to have improved since, given the increase in interest rates.
Malawi has higher lending spreads than other Sub-Saharan African (SSA)
countries, as high as 21.3 percent compared to the SSA average of seven
percent. It has been argued that higher bank overhead costs and relatively low
productivity compared to peers have contributed to this. Further, the current
funding base, through own retail funds, has meant that extension of loans for
greater than 10 to 15 years is unusual. The exception is Standard Bank’s 20-year
mortgage. Fundraising through the capital markets has been limited – NBS
Bank, the biggest mortgage lender, is partially listed on the Malawi Stock
Exchange and has raised money through the capital markets. The International
Finance Corporation and the African Capitalisation Fund (ACF) in August 2011
announced that they planned to invest US$10 million (about MK4.7 billion) in
equity in NBS Bank to support its capital base and increase its lending
operations.

schemes such as SME lending or for access to foreign exchange. The main
source of funds for the few mortgages remains retail funds, and most surplus
funds are instead invested in Treasury bills (there are no bonds).
The legal framework for credit information sharing was established following
the enactment of the Credit Reference Bureau (CRB) Act in 2010, together
with overarching financial sector legislation, the Financial Services Act of the
same year (Section 21 deals with the licensing and registration of financial
institutions). As a result, two credit reference bureaus were established and
licensed, Credit Date CRB and CRB Africa.
Property plays an important role in access to finance. According to the World
Bank’s 2014 Doing Business Report, Malawi ranks 171st of 189 countries overall
(down from 157th in 2013), and 85th in terms of ease of registering property
(an improvement from 97th place in 2013). In 2013, government passed the
Personal Properties Security Bill that enables borrowers to use, and lending
institutions to accept, moveable assets as collateral or security as one way of
easing access to finance. The effect of the new law on improving access to
finance for SMEs and individuals is yet to be established, as supporting systems
such as property registers are yet to be established.
Affordability

The practice of microfinance has been fast growing. Ten MFIs reported to the
Mix Market (an online source of microfinance performance data and analysis)
in 2014, with a gross loan portfolio of US$159.9 million compared to
US$46.7 million in 2012 across an increased number of borrowers, from
123 324 active borrowers in 2011 to 431 982 in 2014. However, microlenders
struggle with environmental constraints, including irregular income streams for
most microenterprises in the informal markets and poor loan repayment
attitudes. MFIs who work within the housing sector report that government
fails to understand the unique potential of housing microfinance, seeing it rather
as consumer finance.
An innovative programme involves the partnership of Habitat for Humanity
Malawi with two lenders of housing microfinance, in which Habitat provides
construction technical assistance (CTA) and other support services to
borrowers. Habitat’s partners are Opportunity International Bank of Malawi
(OIBM), a non-profit organisation helping the poor break the cycle of poverty
by providing small business and other types of loans, savings, insurance and
training to people across the globe, and Select Financial Services, a for-profit
group with social investment principles focused on offering retail financial
services to the non-banked and under-banked market in southern and eastern
African countries. OIBM is working in the districts of Mangochi and Mchinji, and
the Select partnership has been working in Lilongwe and Blantyre. The
programme has been underway for three years, and Habitat Malawi has served
more than 3 000 families, with the lending programme reaching over 18 000
clients. OIBM’s clients are served directly at their homes by the Habitat CTA
officers, and the loans are primarily used for incremental building. Select’s clients
meet the CTA officers at the bank branch where they are given advice about
their home improvement loans. Select has a smaller number of incremental
building loan clients.
The Mchenga Fund, in conjunction with the Centre for Community
Organisation and Development (CCODE), has a housing microfinance product
targeting the poor. Generally, however, there is a lack of funding for the small
housing microfinance lenders.
Malawi’s modest pensions industry is mainly invested in equities, Treasury bills
and property development. Pensions are not generally used for lending for
housing finance. Two other factors limiting access to housing finance are the
shortage of mortgageable tenure security and the lack of a national
identification system. The current vital registration system in Malawi is voluntary
resulting in inadequate vital statistics. The National Registration Bill was
formulated in 2005, and a National Civil Registration and Vital Statistics system
is under development at the National Registration Bureau. There is a small
valuation industry of less than 50 registered valuers. Most banks have excess
liquidity, their funds consisting primarily of a combination of equity plus retail
funds from savers. Some have external lines of credit, but only for special
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The FinScope study of 2014 reported that 41 percent of Malawians earn less
than MK10 000 (US$21) a month. Nationally, only 10 percent of adults earn
a wage or salary, while 23 percent earn their income through their own
business. 43 percent earn their income through farming. This constrains access
to and affordability for mortgage finance significantly. Less than one percent of
Malawians qualify for a mortgage. Mortgage rates reduced from 21 percent
in 2007 to 19 percent by June 2010, but in 2014 are reported at 33.5 percent,
trending with the base rate. As a result, the opportunity for housing
microfinance is significant. Microlender Select has said that they would disburse
as much as US$100 million (MK47.8 billion) if the environment allowed,
because of the enormous demand for housing loans.
In 2010, NBS Bank provided a small mortgage of MK500 000 (US$1 045),
although typically the least expensive, entr y-level house costs around
MK2 million (US$4 179). Given that only 30 percent of income is allowed
towards servicing of loans or mortgage payments, the total monthly income
that a borrower would have to earn to pay for this house would be MK107 200
(US$224). This means that access to the very cheapest house is available only
to the highest income earners, who make up less than one percent of the
population. By 2014, NBS was providing a facility of 80 percent of the collateral
value although this was only targeted at salaried or self employed individuals.
Housing supply
Individual builders dominate housing construction, with 90 percent of houses
self-built. According to the 2008 FinScope report, 66 percent of households
live in traditional housing with a thatched roof and mud walls or reed/straw
walls; 15 percent in semi-permanent housing, built using more durable materials
than traditional housing; and 18 percent in permanent housing built using
durable materials such as cement, iron, tiles or asbestos for the roof, burned
bricks or concrete for the walls, and bricks, concrete or cement tiles, or wood
for the floors.
Currently the construction sector contributes nearly three percent of GDP. It
continued to recover from contracting by 2.4 percent in 2011 to 7.1 percent
growth in 2013. According to the Reserve Bank, the construction sector
accounts for an average of four percent of loans extended by the financial
sector.
Malawi Housing Corporation (MHC) and a few private sector players are the
principal housing deliverers. The MHC was established in 1964 to develop
housing estates for high and low income earners. High income groups, largely
public servants, were provided for through the construction of conventional
houses ready for occupation. Low income groups were provided for through
the development of ‘traditional housing areas’. Since inception, only about
7 000 units have been built countrywide. A plan to build 4 200 houses and
develop 5 800 plots between 2007 and 2011 had not reached fruition, with
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In 2013, the Malawi Housing Corporation teamed up with the Chinese Henan Guoji
Development Company to develop a 780 000m2 integrated estate in Lilongwe to deliver
high quality houses to be sold from US$60 000 (MK28.7 million) to US$115 000
(MK55 million).
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In 2010, NBS Bank provided a small mortgage of MK500 000 (US$1 045), although typically
the least expensive, entry-level house costs around MK2 million (US$4 179), meaning a
borrower would have to earn MK107 200 (US$224); by 2014, NBS was providing a facility
of 80 percent of the collateral value targeted at salaried or self employed individuals.
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With support from NGOs and cooperating partners, government is developing the National
Urban Policy Malawi framework aimed at shifting national development from being
predominately rural focused to underline urban growth in the light of the rapid urbanisation.

only 481 houses completed. Realising that the huge demand for houses can
only be satisfied by a mix of programme delivery options, the MHC is reviewing
the possibility of going into house construction projects in partnership with
financial and other institutions. This is in keeping with the current government’s
advocacy for public private partnership initiatives. The Housing Corporation
is in the final stages of negotiating with Standard Bank to build houses for its
staff members in Lilongwe in medium and low density areas in zone 49 and 43.
The Corporation also has plans to build hostels for Mzuzu University in the
northern region. In 2013, the MHC teamed up with the Chinese Henan Guoji
Development Company to develop an integrated estate in Lilongwe covering
an area of 780 000m2. The project seeks to deliver high quality houses that will
be sold from US$60 000 (MK28.7 million) for a two-bedroom house to
US$115 000 (about MK55 million) for a four-bedroom house.
The MHC faces structural challenges on its rental account. Historically, rentals
for most of the residential properties have not kept pace with increases in
costs. Recent adjustments, including a 10 percent increase in October 2011, a
25 percent notch in November 2012 and a 10 percent increase in August
2014, aimed to cover the costs of renovation and mitigate the effects of
devaluation. These have helped improve performance for the Corporation but
have resulted in stiff resistance from tenants who argue that the increases are
unreasonable because the MHC does not fully meet its maintenance
obligations.
Housing and urban development NGOs play a role in Malawi’s housing supply.
CCODE and the Malawi Homeless People’s Federation (with 80 000
members) have been working with UK-based Homeless International in
supporting poor urban communities to plan and implement their own solutions
to the challenges of inadequate land, housing and infrastructure provision. The
partnership also advocates for changes in policy and practice by actively
engaging local and national government. Since its inception in 2003, the
collaboration has successfully negotiated for more than 2 000 plots of land,
and has constructed 780 low cost houses in Lilongwe, Mzuzu and Blantyre. It
has also secured tentative financial support from national government for propoor housing delivery. With greenfield land provided by government, there
are over 500 plots available, and the first phase of the project will help 100
families to build homes in Machinjiri in Blantyre. Some houses will be built by
the house-owner themselves, others by a contractor. Several house designs
have been developed to cater for a range of income levels. The collaboration
is also supporting the families in purchasing building materials and starting work
on construction.
The Cities Alliance, a global partnership for urban poverty reduction, initiated
a slum upgrading programme in January 2011 in partnership with UN-Habitat,
the World Bank and governmental organisations. The aim of the project is to
formulate city development strategies and a slum upgrading programme
covering the four cities of Blantyre, Lilongwe, Mzuzu and Zomba.
In a developer role, Habitat for Humanity in Malawi has been operational since
1986, providing housing solutions to the low income segment of the population
by facilitating the construction of new houses, repairs and rehabilitations,

including homes for orphans and vulnerable children. Habitat Malawi reports
that it has assisted over 18 000 people directly, with over 3 000 low-cost houses
and latrines having been built to date. In 2005, Habitat Malawi launched the
‘building in stages’ programme, an incremental building programme which
allows low income families to improve their living conditions over time, based
on the availability of their resources. By December 2012, 250 homes were
completed in Lilongwe’s Area 49, helping to secure simple, decent housing for
over 700 people previously living in the city’s Mgona, Mtsiriza and Ntadile slums.
An estimated 461 communities have participated in the scheme, encouraging
self-help and community organisation.
Property markets
According to property consultants Knight Frank, the residential market in
Malawi has suffered from the effects of the chaotic economic situation following
the devaluation and floatation of the national currency in May 2012. Demand
has fallen in both the rental and sales markets, particularly in Blantyre. However,
in Lilongwe the market continues to benefit from the existence of governmentrelated operations and a large expatriate community, which has traditionally
influenced the linking of rents to the US dollar. Recently, there has been
considerable activity in upgrading older buildings in good locations to meet
expatriate demand for high quality residential properties.
Nevertheless, there is a real constraint in the supply of housing, which has
caused rapid property price rises. The supply constraint also acutely manifests
itself in the resale market, with limited mortgageable housing stock.
Policy and regulation
There are several instruments that govern land administration and
management, and government has recognised the need to update some of
the land laws and policies. In 2013 it presented a new Land Bill, aimed at
addressing land administration and management issues. In 2014, the Bill had not
yet been enacted, pending clarifications of issues relating to the role of chiefs
and women, and the level of consultations. With support from NGOs and
cooperating partners, government is developing the National Urban Policy
Malawi framework (funded by Cities Alliance with technical support from UNHabitat) aimed at shifting national development from being predominately rural
focused to underline urban growth in the light of the rapid urbanisation. The
National Housing Policy, originally drafted in 2007 and still under review,
advocates for broad access to housing for all, decentralisation, improving urban
land markets, upgrading informal settlements and improving the quality of rural
settlements. Resolution with respect to both policies is expected soon.
The land administration system needs reform in a number of key areas. First,
it is estimated that as much as 90 percent of land is customary land. To date
there have been no defined laws that deal with property rights of customary
land, resulting in uncertainty on the mortgageability of this type of tenure.
Further, transferring customary property rights is difficult. Second, the system
is generally inefficient; it takes up to 118 days to register land and 69 days to
register a property, a considerably long and complex process that slows down
the mortgage system. Third, the formal mortgageable tenure system covers
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only eight percent of the land, and almost all such land is in urban areas.
Enforceability of collateral should be improved, as banks have expressed a lack
of confidence in the legal system. This has resulted in tighter eligibility criteria,
which limits access.
Government policy does not engage sufficiently with the issue of housing
finance markets: although the Malawi Growth and Development Strategy states
that the availability of housing finance is a key barrier to increasing home
ownership and improving the quality of shelter, it does so only in passing. The
Draft National Housing Policy 2007 advocates broad access to housing for all,
decentralisation, improving urban land markets, upgrading informal settlements
and improving the quality of rural settlements, but in 2014, this is yet to move
beyond paper. UN-Habitat has been providing the Malawian government with
support in drafting its housing policy.
Opportunities
Population growth and the rapid rate of urbanisation provide both challenges
and opportunities in the form of increased demand for housing. At a rate of
6.3 percent, Malawi has nearly twice the urbanisation rate of Africa and three
times the global rate. The United Nations Centre for Human Settlements
(UNCHS) predicts that in less than 40 years, Malawi will transform into an
urban society, and has called upon authorities to take the necessary steps to
ensure that social services move with population growth.
Government is committed to implementing economic and structural reforms
to create an enabling environment. According to the World Bank’s 2014 Doing
Business Report, Malawi ranks 171st of 189 countries. In terms of protecting
investors, however, Malawi is in a much stronger position, at 80th globally. Given
the predominant self-build housing provision method used and the existence
of a budding microfinance industry, lending for housing microfinance has good
potential for growth. Growth of the middle class has boosted the mortgage
market. Nevertheless, this potential can be met only with substantial reform
of the land administration system, and sustained, prudent macroeconomic
reform and management. Greater competition in the banking industry has
spurred on the mortgage markets, and access to mortgages will be greatly
enhanced if this trend is sustained.
A World Bank Financial Sector Technical Assistance Project was initiated in
2011 (expected completion in 2016) to increase access to finance for the
currently unbanked population in Malawi. The project interventions are also
expected to contribute towards a more enabling environment for the housing
finance sector.
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www.urbanlandmark.org.za/conference/2013_presentations/chikoti.pdf
www.worldbank.org
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Mali
KEY FIGURES
Main Urban Centres

Bamako

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

529,3 West African CFA
5.3 | 0.3 | 2.1

Population^ | Population growth rate (2013)^
15,301,650 | 2.97
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 38.36% | 5.04%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

715.13 | 2.15%
670.00
43.6
8.10
33.02
176 | 0.407

Lending Interest Rate^
..
Credit % of GDP^
22.79
Average Mortgages % of GDP°
43.65 | 43.65
Price To Rent Ratio City Centre** | Outside City Centre**
2.29% | 2.29%
Gross Rental Yield City Centre** | Outside of City Centre**
Outstanding loan to purchase a home, older adults (% age 25+) 0.80
Outstanding loan for home construction, older adults (% age 25+) 2.69

Overview
The Republic of Mali is one of the largest countries in West Africa. In 2013,
Mali’s population was estimated at 15.3 million, growing at an annual rate of
three percent. This is projected to double by 2030, while the urban population
will triple from the current level of 38.6 percent. The country covers 1 248 574
km2.
Mali is one of the poorest countries in the world. According to the UNDP’s
Human Development Index, it ranked 176th of 187 countries in 2013, and even
though increasing, at 0.407 still ranks below Sub-Saharan Africa at 0.475.
However, life expectancy at birth is estimated at 65 years, one of the highest
in Africa. Gross national income (in 2011 purchasing power parity) was US$1 499.38
per capita in 2013, again among the lowest in the world. In 2012, 42.7 percent
of Malians were living below the national poverty line. In 2013, 50.43 percent
were living with less than US$1.25 a day.
Agricultural production declined sharply in 2011 due to irregular rainfall,
coupled with the economic crisis in Europe, creating unfavourable conditions.
The average economic growth rate, at 4.5 percent in 2009 and 5.8 percent in
2010, was high, driven by commerce, transportation and telecommunication.
Inflation has been kept below five percent over the past 15 years. However,
recent turmoil resulting from the 22 March 2012 coup d'état seriously
undermined growth, which had already slowed to 2.7 percent in 2011. In 2012,
Mali was in recession, with a negative GDP growth rate of -1.5 percent, against
an initial GDP growth forecast of 5.4 percent. With the July 2013 presidential
election, the political situation stabilised. Government and rebel groups in the
northern part are still negotiating peace and power devolution agreements.
GDP increased by about five percent in 2013, driven by gold exports and the
primary sector, while inflation was under control at around 0.3 percent.
Suspension of foreign aid following the 2012 coup was lifted after the elections
and Mali was able to secure more than one billion Euros in commitment by
European Union nations to support development.
During his presidential campaigns, President Ibrahim Boubacar Keita committed
to providing affordable housing. This was restated by Prime Minister Moussa
Mara when he took office, promising that the Government will provide 50 000
housing units by 2018, through the Presidential Housing Programme.

What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

US$8,90 – US$9,50

Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !

155
5
29
12

^
~
*
"
°
**
#
!

5,631 (excl land cost)
32
200

World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

Access to finance
In 2014, the financial sector consisted of 14 banks, including an agricultural
bank and a housing bank (the Banque de l'Habitat du Mali, or BHM), three
financial institutions (the Fonds de Garantie pour le Secteur Privé received
approval from the Government to operate as a financial intermediary), two
pension funds – a social security fund for private sector employees (the
National Institute of Social Welfare, or INPS) and a pension fund for public
sector employees (the Retirement Fund of Mali, or CRM) – and six insurance
companies. The banking financial sector is dominated by commercial banks.
Other financial institutions include the Mali Branch of Alios Finance (a Cote
d'Ivoire-based private financial group) and the Mali Mortgage Guarantee Fund
(Fonds de Garantie Hypothecaire du Mali, or FGHM), created in 2000 through
cooperation between the Mali and Canadian governments. Together the BHM
and the Mali Mortgage Guarantee Fund (FGHM) dominate mortgage lending.
Other commercial banks such as the Banque Internationale du Mali (BIM-SA)
of the Attijariwafa Group also offer housing finance up to CFA Francs
30 million (US$56 679) for acquisition or construction of housing for
individuals at 12 percent interest rate over five years. Other banks such as
Ecobank are also very active in supporting housing projects through
partnerships with developers or the many housing cooperatives in Mali.
Despite the number of financial institutions, access to finance as measured by
credit-to-GDP ratio was estimated at only 21.4 percent in 2014, according to
the 2014 African Economic Outlook. In 2013 there were 434 bank branches,
343 ATM machines and 1 234 533 bank accounts for the whole population,
most of which were concentrated in urban areas.
General lending rates decreased significantly over the past years, and are
between eight and nine percent on average for long-term loans. At the same
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time, interest rates on deposits have remained almost constant at around 3.5
percent. Interest rates applied by the BHM range from four to 11 percent on
15-year mortgages (depending on income and whether the applicant is eligible
for interest rate subsidies.) To be eligible for subsidised interest rates, an
individual must be a member of a housing co-operative (cooperatives d'habitat)
and have a monthly income of less than CFA Francs 100 000 (US$189). The
duration of mortgages may also be extended to 20 years for members of
housing co-operatives. Some other commercial banks provide housing finance
products such as equipment loans for housing enhancement as well as housing
loans or mortgages. Bank of Africa Mali offers mortgages of up to 15 years
with subsidised interest rates (for those who qualify) ranging from six to seven
percent a year.
The microfinance sector has soared in Mali since the end of the 1990s.
According to the Central Bank of West African States (Banque Centrale des
États de l' Afrique de l'Ouest, or BCEAO), 126 microfinance institutions were
listed in Mali at the end of March 2014, a unit increase from the previous two
year level, with a total of 906 service points. With a total outstanding credit of
more than CFA Francs 66.9 billion (US$126.4 million), the penetration of
microfinance services was estimated at more than 50 percent of the
population. At end March 2014, the total number of microfinance clients was
1 849 572 million, up from 1.7 million in 2012.
Only one microfinance network, Nyesigiso, offers housing microfinance in Mali.
Nyesigiso has three types of housing microfinance products available to
individuals, one for housing completion, enhancement or enlargement, one for
land acquisition or construction of the foundation of a housing unit, and one
for the overall construction of a housing unit. The total available loan amount
for two of these products is CFA Francs 6 million (US$11 336), payable over
a 60-month period while CFA Francs 10 million (US$18 893) payable over a
120-month period is available in terms of the third product. Beside these
products, Nyesigiso, in partnership with FGHM, also offers mortgage loans for
the acquisition of housing units on serviced sites (the maximum amount of
these mortgages is CFA Francs 20 million, or US$37 786, over five, 10 or 15
years) and construction loans for financing the construction of new housing
units, for up to CFA Francs 3 million (US$5 668), payable over a maximum of
36 months. In 2009, Nyesigiso issued 132 or five percent of all mortgage loans
in Mali.
The FGHM was created in 2000 to cover losses incurred by financial institutions
in the case of default by mortgagees, and to sustain home ownership for
households. This is a unique housing finance product in the WAEMU region,
as it allows the institution to meet the dual demand of covering the risks of
default and enhancing the quality of the portfolio. The FGHM offers eligible
Malians (mainly members of housing co-operatives) the opportunity to access
mortgage terms of 25 years to purchase housing, housing land or for
commercial building construction.
The landscape of housing finance in Mali was enhanced in 2010 by the creation
and full operation of the WAEMU Regional Mortgage Refinance Bank (Caisse
Régionale de Refinancement Hypothécaire, or CRRH) of which BHM, FGHM
and a number of commercial Malian banks are shareholders. Since its creation
in 2010, the CRRH mobilised about CFA Francs 52 billion (US$98 million) on
the WAEMU bond market.
Affordability
While land and housing is not expensive by international standards, very low
incomes mean that formal housing is still unaffordable to a large proportion of
the population. Prices for serviced plots range from CFA Francs 500 000
(US$571) to CFA Francs 2 million (US$3 779) and above, depending on the
location. Prices in the capital city of Bamako are higher. However, in the
provision of serviced plots, the focus is on plots costing between CFA Francs
1.5 million and CFA Francs 2 million (between US$2 834 and US$3 779). A
standard galvanised iron sheet, often used in self-build initiatives, costs between
CFA Francs 3 000 (US$5.67) for a 4kg sheet and CFA Francs 6 000 (US$11.34)
for a 7kg sheet. The minimum acceptable size land plot is around 200m2, and
it costs between CFA Francs 90 000 (US$170) and CFA Francs 105 000
(US$198) per square metre to build a house with iron roofing and slab roofing,
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respectively. This means that the minimum price for a standard housing unit
is between CFA Francs 2.9 million (US$5 479) and CFA Francs 3.3 million
(US$6 235), not including the land.
In 2012, with the completion of the Dio cement plant (in the Kati Cercle, or
regional district) and the Diamou cement plant (in the Bafoulabé Cercle), there
was a drop in the price of cement, from CFA Francs 112 000 (US$212) per
ton to between CFA Francs 4 500 and CFA Francs 4 800 (between US$8.5
and US$9) for a 50kg bag, depending on where it is bought.
The average monthly salary is around CFA Francs 25 580 (US$48) and the
average annual salary around CFA Francs 307 000 (US$580). The price of the
cheapest housing unit, as mentioned earlier, is therefore around 137 times the
average monthly salary. This justifies the government’s emphasis on affordable
housing and subsidy programmes to support people to acquire housing.
Housing supply
Housing supply is mainly a government and household business. Between 1996,
after the adoption of the National Housing Strategy, and 2010, government
constructed 7 273 housing units, either on its own or through public private
partnership projects. Over the same period, the private sector (real estate
developers) supplied about 1 500 housing units. Several real estate developers
also provide serviced land, such as the Agence de Cession Immobilière (ACI)
and Immobiliere-SA. ACI has supplied about 7 200 plots at prices from CFA
Francs 500 000 (US$945) to CFA Francs 2 million (US$3 779), depending on
the location. In December 2010, for the celebration of its 20th anniversary, the
Nyesigiso microfinance network funded a 124 housing unit project (the Cité
Nyesigiso) in the Titibougou area for its staff and members. The project was
executed by the Societé de Promotion Immobiliere (SPI) for CFA Francs
929 million (US$1 76 million); each housing unit costing between CFA Francs
5 million (US$9 446) and CFA Francs 23 million (US$43 454). Since then, no
new projects have been mentioned.
In line with its National Housing Strategy, the government has established a
generous subsidy programme to support the acquisition of affordable housing
by eligible households. Households earning between CFA Francs 57 000
(US$108) and CFA Francs 150 000 (US$283) a month are eligible to apply for
a two-bedroom housing unit, and those earning between CFA Francs 150 001
(US$283) and CFA Francs 250 000 (US$472) a month can apply for a threebedroom housing unit. These include a direct subsidy of up to 45 percent,
including the land, of the cost of a housing unit.
Self-construction remains important. This involves two approaches: simple selfconstruction and assisted self-construction. While a 2011 Shelter Afrique study
on the real estate sector in Mali estimated that almost 75 percent of the
housing supply in the country constituted self-constructed units, there is no
data to confirm the number of units that are self-built. Assisted selfconstruction offers people the opportunity to create a housing co-operative
in which a number of housing applicants gather under the leadership of a board.
After collecting individual savings over a certain period, the board plays the
role of developer, enhancing access to credit (primarily mortgages) from the
Mali Housing Bank and other financial institutions to fund the projects of
individual members. Sometimes the housing co-operatives also lobby for their
members to access government affordable housing programmes. In 2014,
there were 207 housing co-operatives registered with the National Federation
of Malian Housing Co-operatives.
Over the last few years, a number of important foreign investors have entered
the housing market. For example, Foras International Investment Company, a
Saudi Arabia-based investor, launched a 20 000 housing unit programme in
2009 (expandable to 60 000), with an initial investment of US$500 million. The
first phase involved 3 500 units with the goal to deliver all units by 2010. This
goal was not reached and it is not clear how many units have been completed.
Another developer is the US-based Great Nations Inc. with which the
government has been negotiating a partnership for the funding of another 20 000
housing unit project.
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The government subsidises affordable housing by eligible households: households earning
CFA Francs 57 000 (US$108) to CFA Francs 150 000 (US$283) a month are eligible to apply
for a two-bedroom housing unit, and those earning CFA Francs 150 001 (US$283) to
CFA Francs 250 000 (US$472) can apply for a three-bedroom housing unit, which includes
a direct subsidy of up to 45 percent of the cost of a housing unit, including the land.
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In 2013 the Ofﬁce Malien de l’Habitat (Malian Housing Ofﬁce) focused its attention on two
major projects: the completion of 1 552 social housing units in Bamako (on the Tabacoro
site) and the construction and completion of 1 700 social housing units in other regions.

The Islamic Development Bank (IDB) has also shown interest in funding
housing programmes. In 2012 the government signed two financing
agreements with the IDB, amounting to CFA Francs 7.4 billion (US$14 million)
and representing half of the resources needed to support the construction of
1 000 housing units in Bamako. This is part of several government housing
delivery projects planned for the transition period 2012 to 2013, comprising
a total of about 4 622 units across the country, 2 700 of which are to be
developed through public private partnerships with the IDB and private
operators. The tendering process was launched in June 2013 and construction
is currently underway. The government promised the completion of 1 000
units by the end of 2014. Likewise, another 1 922 social housing unit
programme in Bamako is expected to be completed by December 2014 to
increase the supply of this type of housing in the capital city.
In 2013 the Office Malien de l’Habitat (Malian Housing Office) focused its
attention on two major projects: the completion of 1 552 social housing units
in Bamako (on the Tabacoro site) and the construction and completion of
1 700 social housing units in other regions. Its annual revenues from housing
sales and leasing increased to CFA Francs 15.6 billion (US$29.5 million) while
its expenses for housing projects were CFA Francs 13 billion (US$24.6 million).
Real estate developers such as Mali Univers, Societe Fonciere et Immobiliere
du Mali (SIFMA-SA), Wahode and SEMA are also active in supplying and selling
housing units in partnership with BHM, in addition to the serviced plots
supplied by ACI and Immobiliere-SA. In December 2013, SIFMA launched a
new 600 social housing units project at Rokiaville in Kati-Socoro for about CFA
Francs 10 billion (US$18.9 million) in partnership with Shelter Afrique and
Ecobank Mali, the latter providing about 40 percent of the financing. This is on
top of another 350 unit social housing project completed in 2011 in the same
city. SIFMA-SA also announced that the 600 social housing unit project will be
followed by two other major projects in Sicoro-Sananfara and SirakoroMéguetana where it already holds property title on the lands. In the medium
term, SIFMA-SA aims to produce and deliver 15 000 housing units within three
years, counting on the partnership with Ecobank and other financial institutions.
The demand for housing in the agglomeration of Bamako is very high, at about
240 000 units, or more than half of the total national demand, by 2015. While
data on housing demand is scarce, illustrative is that the government received
45 352 applications for the 5 108 housing units built between 2003 and 2008,
representing almost ten times the supply.
Property markets
To secure the property market, the government is progressively putting in place
a national cadastre, focusing first on urban areas and regional capitals. A
cadastre unit supported by the World Bank and the German Society for
International Cooperation (GiZ) has been in place since 2005 to create the
cadastre of the Bamako district and its surrounding communes. Since then a
registry of more than 100 000 land titles has been put in place. This
contributed to reducing the weaknesses of the property registry system. As
an illustration, in the Kati Circle the number of land titles multiplied by five
between 2005 and 2012, from 14 314 to 66 988.

Property markets function in Mali, with BHM and a few private real estate
developers as main actors. In 2014, a total of 164 housing units were
advertised for sale on the BHM website. Prices now range between CFA
Francs 28.4 million (US$53 656), and CFA Francs 49.6 million (US$9 709) for
a four-bedroom unit. Three-bedroom units sell for about CFA Francs 23.9
million (US$45 154), while duplexes sell for about CFA Francs 57.1 million
(US$107 878). For each type of unit, a down-payment of 30 percent of the
purchase price is required by the BHM, which then finances the remaining 70
percent with a mortgage.
Difficulties remain that hinder the efficient functioning of Mali’s property
markets. According to the World Bank’s 2014 Doing Business Report, access
to construction permits involves 11 procedures, takes 179 days and costs 372.2
percent of the per capita income. This places Mali in 113th place out of 189
countries, 13 places down from its 2013 ranking. On the ‘registering property’
indicator, Mali ranked 99th out of 189 countries in 2014. According to the
World Bank’s 2014 Doing Business Report, it takes five procedures and 29
days, and costs 12 percent of the property value to register a property.
Policy and regulation
Mali adopted its National Housing Strategy in 1995, and this continues to be
the main framework under which all housing interventions are pursued. The
goal of this strategy is to improve living conditions throughout the country by
promoting access to decent housing for people with low and intermediate
incomes. In line with this, the government created a number of institutions to
facilitate access to housing, such as the Mali Housing Agency created in 1996.
The agency is the main facilitator of relationships between different actors in
the sector, and is active in supplying serviced land for housing, promoting the
use of local building materials, participating in financial operations (which
includes having a shareholding in the BHM and the FGHM) and subsidising the
interest rate on loans for eligible mortgage applicants, mostly members of
housing co-operatives.
Members of housing co-operatives benefit from a subsidised interest rate
ranging from seven to 11 percent depending on the monthly income of the
eligible applicant. Besides this, individual housing co-operative members with
monthly incomes lower than CFA Francs 75 000 (US$142) and CFA Francs
100 000 (US$189) benefit from an extra subsidy comprising a three point and
two point reduction, respectively, on their mortgage interest rates for the first
five years of the mortgage. The Malian government’s housing subsidy
programme is implemented through the Mali Housing Agency.
The BHM was created as a specialised institution dedicated to offering housing
finance services. The government has also taken a number of other measures
to facilitate housing supply. The regulatory framework for the housing sector
in Mali is one of the most comprehensive in the WAEMU, including a law on
condominiums, a law governing property development and a law on housing
finance. These measures have increased the number of local real estate
developers operating in the housing market and the number of housing cooperatives.
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Opportunities

Sources

The government has estimated a housing demand of 440 000 units by 2015.
The demand is from employees in the public and semi-public sectors, from the
private sector, from NGOs and international organisations, and from housing
co-operatives. The Malian diaspora represents more than half of this demand,
according to the Ministry of Housing, Land Issues and Urban Planning, which
also estimated that an overwhelming majority (95 percent) of the Bamako
population had expressed interest in acquiring a housing unit. Affordable
housing is a steady segment of this demand, with more than 93 percent of
housing co-operatives interested in both affordable housing units and serviced
housing land. Some 71 and 66 percent of employees of the public sector and
international organisations, respectively, also expressed interest in acquiring a
housing unit. These are indicators of the untapped potential of the housing
sector. Several investors, especially the Islamic Development Bank, the
Canadian government, and many private operators have shown interest in the
sector.

AfDB, OECD, UNDP and UNECA (2014). African Economic Outlook 2014.
Country Note Mali.
Agence Française de Développement (2011). Comment bénéficier du
dividende démographique? La démographie au centre des trajectoires de
développement dans les pays de l'UEMOA. Analyse Pays Mali. AFD: Paris,
Janvier 2011.
BCEAO (2010). Statistics Yearbook 2010. BCEAO: Dakar, June 2011.
BCEAO (2010). Statistiques des SFD a fin Décembre 2009. BCEAO: Dakar,
2010.
BCEAO (2014). Bulletin of Financial and Monetary Statistics. BCEAO: Dakar,
June 2014.
Gouvernement du Mali (1995). Ministère de l'Urbanisme et de l'Habitat.
Stratégie Nationale du Logement. Bamako: 1995.
Gouvernement du Mali (2009). Ministère du Logement, des Affaires Foncières
et de l'Urbanisme. Note sur le marché du logement au Mali. Bamako, Aout
2009.
Shelter Afrique (2011). Etude sur le Secteur de l'Immobilier au Mali: Nairobi,
2011.
UMOA (2014). Commission Bancaire de l’UMOA. Rapport Annuel 2013.
Abidjan, Juillet 2014.
World Bank (2013). Policy Research Working Paper 6687. A systematic
Analysis of Land Markets and Land Institutions in West African Cities. Rules and
Practices, the Case of Bamako, Mali. Washington, November 2013.
World Bank (2013). Doing Business 2014 Report: Mali Country Profile.
World Bank (2014). World Development Indicators 2013.

Lastly it is important to note that despite ongoing talks between the
government and rebel groups, the political and economic situation in Mali has
returned to normal, with several donors returning to the country and resuming
their activities. This provides positive signals to investors and encourages them
to invest.

Websites
www.africaneconomicoutlook.org
www.bceao.int
www.bhm-sa.com/
www.conferenceouagapf.org
www.mlafu.gov.ml/
www.nyesigiso-mali.org/
www.omhmali.org/
www.shelterafrique.org
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Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

Population^ | Population growth rate (2013)^
3,889,880 | 2.44
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 58.64% | 3.53%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

1,070.09 | 6.70%
1,060.00
42.0
31.00
40.46
161 | 0.487

Lending Interest Rate^
..
Credit % of GDP^
..
Average Mortgages % of GDP°
12,99% (Hoﬁnet 2011)
Price To Rent Ratio City Centre** | Outside City Centre**
… | …
Gross Rental Yield City Centre** | Outside of City Centre**
… | …
Outstanding loan to purchase a home, older adults (% age 25+) 6.13
Outstanding loan for home construction, older adults (% age 25+) 12.65
What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

Overview
Connecting the Maghreb region and Sub-Saharan Africa, Mauritania has
experienced a 30-year cycle of military rule and coups, experiencing intense
waves of change since independence in 1960. With a population of
approximately 3.98 million people, around 96.9 percent is under 65 years old,
and in 2012, 56.7 percent was in the labour force. Unofficial figures put the
total unemployment rate just below 30 percent. Some 250 000 citizens
(approximately seven percent of the population) are 'nomads' – living as
pastoralists and moving with their herds, mainly in the central regions, with a
minority in the northern desert areas that constitute most of the terrain. Most
people live in the south.
At least one-third of the total population lives in the capital, Nouakchott, which
has grown rapidly in the last two decades, largely due to rural-urban migration
relating to drought and food insecurity. The city is estimated to have a
population of just under a million people. Other large towns include
Nouadhibou, with an estimated population of 115 000, and Kiffa, with around
56 000 people. Continuing rural-urban migration and urbanisation is putting
pressure on the nation’s ability to deliver housing, water, sewage and other
infrastructure needs.
Between 2012 and 2013, Mauritania moved from 159th to 155th of 189 countries
in the United Nations Development Programme (UNDP) Human Development
Index (HDI) rankings. This reflects progress, but Mauritania is still listed as a least
developed country. In the World Bank’s 2014 Doing Business Report,
Mauritania ranked 173rd of 189 countries, down two spots.
Real gross domestic product (GDP) growth in 2013 was approximately 6.7
percent, continuing the economic recovery of 2012 and 2011. Iron production,
the main export, experienced a record performance on the back of strong
Chinese demand. The country experienced good rainfall, which benefited
agriculture, and has a dynamic construction industry supported by major public
investment projects. Real GDP growth is expected to remain relatively high
(averaging 5.6 percent) in the short to medium term. This is supported by
foreign investor interest in the mining and oil sectors. Investment in non-ferrous
metals and uranium will be a major driver of growth. Other factors supporting
growth include Mauritania’s new fishing accord with the European Union; and
donations to support the government’s economic and social programme

Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !
^
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173
4
49
4.7

World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

(cadre stratgique de lute contre la pauvrete or CSLP III). Consumer price
inflation is expected to average 4.4 percent in the short term, owing to falling
global food prices. However, the country will remain vulnerable to price
shocks on international markets, as well as any downturn in domestic
agricultural output.
Mauritania is a member of the Arab Maghreb Union (AMU), and while the
country left the Economic Community of African States (ECOWAS) in 2000,
it continues to co-operate with ECOWAS member countries. Bilateral trade
agreements have been signed with both AMU and ECOWAS countries:
Algeria, Egypt, Morocco and Tunisia, and Gambia, Mali, Niger and Senegal.
However, Mauritania’s share of regional trade remains very low.
Access to finance
According to the World Bank’s 2014 Doing Business Report, in the ‘ease of
getting credit’ category, Mauritania was ranked 170th of 189 countries in 2013.
In 2012 there were 0.1 commercial bank branches per 1 000km2 and only
4.58 commercial bank branches per 100 000 adults.
As at 31 December 2012, the financial sector comprised of: the Central Bank
of Mauritania (BCM); 17 licensed banks and two financial establishments that
only started operating in 2011; 30 licensed microfinance institutions (MFI), and
PROCAPEC, an institution that brings together 51 Savings and Cooperative
Unions under one institution; postal financial services; 11 insurance companies;
two social security schemes, and the National Social Security Fund; and 31
licensed foreign exchange offices. The total assets of these institutions stood
at MRO520 billion (US$1.8 billion). There is a nascent money market
(treasury bills market and interbank market), but no stocks and bonds market.
Banks dominate the sector with nearly 93 percent of total assets.
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The BCM has recently introduced reforms to the legal and regulatory
framework of the financial system. Opening branches outside the main urban
centres of Nouakchott and Nouadhibou has been encouraged to increase the
rate of use of banking services, which is less than four percent. Transition to
the new International Accounting Standards/International Financial Reporting
Standards (IAS/IFRS) and the Basel II prudential standards is under preparation.
Audit and internal oversight in banks have been strengthened, and the foreignexchange market modernised.
Banks have significant liquidity and are well capitalised. Credit growth picked
up to 17 percent in March 2014, against abundant liquidity in the banking sector
and negative real treasury-bill yields. However, the Central Bank may need to
increase reserve requirements if excess liquidity becomes a destabilising force
on the banking sector. The IMF has also warned that a high non-performing
loan (NPL) ratio of 39 percent in 2011 (the latest available data) threatens
long-term stability of the sector. The high rate of NPLs can be attributed to
rapid credit growth particularly in the short-term consumer finance sector.
Authorities agreed that risks associated with rapid credit growth should be
closely monitored. Therefore, measures have been put in place to reduce the
high level of NPLs that include: all banks have resolved the key issue of
insufficient provisioning; the central bank and commercial banks have agreed to
take out of their balance sheets long standing NPLs which have been
provisioned at 100 percent (this should help bring NPLs down to 20 percent);
the central bank has established performance contracts with commercial bank
to have more rigorous internal audit procedures; and finally, the authorities also
envisage the creation of a private asset management firm to take charge of
the NPLs that will be removed from commercial banks’ balance sheets.
The short-term consumer finance segment barely existed previously and is still
small at 10 percent of GDP. Credit growth was spread unevenly across
industries and economic sectors. The most vibrant segment was lending to
households, which expanded by almost 60 percent over the last two years,
making it the largest credit category for banks. Lending to trading and
construction companies was also brisk, reflecting buoyant activity in these
sectors. Credit to service-oriented businesses and the fishing industry, on the
other hand, has fallen. Mortgage lending is almost nonexistent.
Since the former Banque El Ammane pour le Developpement de l’Habitat
(now BEA) was transformed into a universal commercial bank, there are no
specialist housing lending banks. Mauritania does not have the usual array of
instruments to facilitate the financing of housing. The World Bank has suggested
that missing instruments include a housing loan fund; a housing loan refinancing
fund; long-term housing loans with periodically re-negotiable rates that
minimise interest rate risks due to a mismatch between assets and liabilities; and
housing savings plans that provide stable resources; and microcredit for housing.
Savings and Cooperative Union (CAPECs) have undertaken limited operations
in financing housing.
Guarantee uncertainties contribute to the high cost and relative unavailability
of credit. Although mortgages are accepted as collateral by commercial banks,
they are considered unreliable, given how few land titles there are, and
uncertainties about land surveys and registry operations and records. Access
to a land title is preceded by the acquisition of an occupancy permit known as
a concession. These precarious titles cannot be mortgaged but some banks are
satisfied when they are used with promises of obtaining land titles. However,
the binding nature of such promises is low, and recovery is ineffective with
recalcitrant debtors. The banking supervisory authority does not recognise
these instruments as collateral. The effectiveness of mortgages has been
hampered by banks’ lack of diligence to register mortgages, given high
registration fees. In response in 2006 the authorities reduced the registration
fees. According to the World Bank (2014), registering a property costs 4.7
percent of the property value- well below the Sub-Saharan Africa average of
9.1 percent.
Access to credit information is low. The World Bank’s 2014 Doing Business
Report indicates that there are no private bureaus and only 1.4 percent of
adults are registered on a public credit registry.
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Affordability
According to national survey data, the poverty rate declined from 56.6 percent
to 42 percent in the 18 years between 1990 and 2008. This has continued
thanks to stronger GDP growth and the fact that this growth is in sectors that
benefit the poor. Actions since 2008 under the CSLP have undoubtedly
contributed to reducing poverty, and a new survey is planned for 2014 to
measure this. Mauritania has a Gini coefficient of approximately 40 indicating
that this relatively poor country does not necessarily have high levels of income
inequality.
Given that the country is very poor; its banking system is relatively
underdeveloped; strong government interventions regarding settlements result
in relatively high levels of home ownership (of above 70 percent); and relatively
low inequality rates – housing affordability in and of itself does not appear to
be as much of an issue in Mauritania as in other countries. It is therefore difficult
to determine if a “gap” market actually exists (and what the breadth and depth
of it would be). Also it is unclear if a mortgage market is even necessary at this
stage.
According to the World Bank’s 2014–16 Country Partnership Strategy,
Mauritania’s urban population has grown steadily to reach 1 939 000 inhabitants
in 2010, or 60 percent of the total population (making it one of the most
urbanised countries in Sub-Saharan Africa). More than 50 percent of the urban
population now lives in informal settlements, and less than 27 percent is
connected to electricity, 48 percent to water, and only one percent to sanitation
networks. This is compounded by a lack of capacity at local government level,
posing key challenges for city planning, economic integration, and provision of
basic services and key infrastructure. While rural areas do not face similar
population pressures, dispersed rural settlement patterns have resulted in
extremely low standards of rural service delivery, including transport and
electricity, leaving the rural poor disconnected from the growing economy. The
country is still a long way from the 25 percent poverty target set for 2015.
However, according to the latest available information (2008), it has been
observed that the vast majority of households owned their homes (74
percent); tenants are in second place (almost 12 percent); and households in
the process of becoming homeowners (known as gazra), constitute the
remaining 7.5 percent. The main types of housing occupied by households can
be classified into two groups: substandard dwellings (tents, shacks/huts, baraques
and m’bar) representing 32.5 percent of all housing types; and dwellings that
could be called “houses” comprising the remaining 67.5 percent.
Government has placed enormous attention on housing development and the
eradication of slums which partly explains why home ownership is relatively
high notwithstanding the high incidence of poverty and almost nonexistent
mortgage market in the country.
Housing supply
In the 1970s and 1980s, severe droughts and desertification in the Sahel region
all but destroyed the nomadic way of life and spurred significant eco-migration
to the major urban centres of Nouakchott and Nouadhibou. From 1977 to
2000, the population in Nouakchott increased from 134 700 to approximately
728 600, with an average annual growth rate of over seven percent.
Nouadhibou almost quintupled from 21 900 in 1997 to 107 900 in 2000. The
cities had to accommodate large influxes of nomadic people settling on the
periphery. Self-construction has therefore been the main method of building
houses in Mauritania.
As the newly arrived populations lacked the means to construct formal housing,
they created two types of spontaneous settlements: the kebbe and the gazra.
Distinguishable by the tents and barracks of its residents, the kebbe – a
Hassaniya (Arabic dialect) term for a slum – quickly became an expression of
social and economic marginalisation in the city. Known as the first and largest
slum in the city, the kebbe of El Mina (kebbe El Mina) was created on a large
area designated for industrial use and quickly expanded. The gazra, used to
identify the illegal occupation of public or privately owned land, projects a
distinct and unique expression of informality as ‘invented’ by its inhabitants.
Located in the heart of the same-named district, the gazra of Arafat (gazret al
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The successful pilot of the Twizé programme resulted in 6 000 houses being constructed
by 2008, increased ﬁnancial security, enhanced skills and greater mobilisation and
involvement of residents in planning; the programme is to be rolled out in all major urban
areas.

Arafat), covers 400 acres and houses over a third of the entire population of
the district. The primary distinguishing feature between the kebbe and gazra
relates to housing type – the kebbe is entirely informal and a real expression
of impoverished life; while the gazra is a combination of formal dwellings
together with tents and barracks – the different status of the inhabitants raises
questions regarding the thin line between informal habitat and ‘poverty’.
Although the objective of revised government efforts was to eliminate the
problem of informal settlements, the kebbe and the gazra continued to expand
in response to a steadily growing population. The Urban Development
Programme (PDU), launched in 2002 with funding from the World Bank and
the Mauritanian government, had three main objectives: 1) the eradication of
slums and informal neighbourhoods in Nouakchott and Nouadibou; 2) the
provision of urban infrastructure and 3) capacity building of government
institutions and civil organisations.
The determination of the government authorities to clear squatter settlements
and offer people more decent housing led to the development and
implementation of neighbourhood-based integrated restructuring programmes.
The first of these was a pilot, between 2003 and 2007 in El Mina. This
guaranteed land tenure to over 16 000 households and implemented a major
construction programme costing almost MRO4 billion (US$13.7 million).
Subsequently, government opted for a more affordable, participatory approach
to rehabilitate the other squatter settlements of Nouakchott and Nouadhibou.
This entailed engaging with representatives in awareness raising, information
sharing, and a broad enumeration of households; and has been successful in
both the Arafat and Hay Saken squatter settlements. A low-cost housing
micro-credit system was instituted under the Urban Development Programme
(PDU) which helped to produce 5 000 housing units in Nouakchott and
Nouadhibou.
The Twizé programme was conceived to alleviate settlers’ hardships, to manage
chaotic urban growth, and to improve access to affordable housing and living
conditions for lower income residents and poor eco-migrants. Established by
the Groupe de Recherches et d’Échanges Technologiques (GRET) in 1998, the
programme was expanded in 2003 with financial support from the World Bank
and the government. GRET collaborated with the Mauritanian Commissariat
aux Droits de l’Homme, à la Lutte Contre la Pauvreté et à l’Insertion
(Commission of Human Rights and Integration in the Fight Against Poverty), the
municipality of Nouakchott, and NGOs. The initial pilot project was a success,
and demonstrated that marginalised settlements could be transformed into
viable neighbourhoods. In the first phase, the 130 families who participated in
the pilot doubled the size of their homes and increased the value of the land
and top structures by a factor of four. Loan repayment rates were close to 100
percent. However, rising construction and infrastructure costs increased the
subsidies needed to cover the widening gap between the affordability of the
target group and the cost of land and housing. The construction cost of the
basic module quadrupled between 1998 and 2005 from MRO110 000
(US$379) to MRO400 000 (US$1 377). Despite the doubling of participants’
contributions, rising costs meant that subsidies increased from 27 percent to
67 percent of the total cost, eroding the programme’s financial viability.

Following the termination of the World Bank funding (US$15 million over five
years), the project ended. At the conclusion of the programme in 2008, 6 000
houses had been constructed. Residents felt safer and more financially secure.
They were also able to divert money saved on housing to start or expand
income generating activities and eventually purchase other assets. The
programme provided skills training for workers in a variety of fields, including
construction, craftsmanship and textiles and literacy training, and improved
communication among labourers, creditors and beneficiaries. It facilitated the
mobilisation and involvement of residents in the planning process.
Since its establishment in 1974, the Real Estate Construction and Management
Company (SOCOGIM) has promoted affordable housing delivery, including
the completion and marketing of a 1 050 housing-unit programme carried out
in collaboration with local banks; the construction of 2 100 housing units for
social housing between 2006 and 2008 in Nouakchott and Nouadhibou; the
construction of 1 000 housing units in Nouakchott, essentially through private
real estate developers through agreements with the government; the
completion and partial marketing of 1 485 serviced lots in Nouakchott, and a
programme to develop 884 lots earmarked for social housing and under
construction in Nouakchott (El Mina); and the award of land concessions to
private international developers to expand the housing market. The National
Land Development, Housing Development and Real Estate Promotion and
Management Corporation (ISKAN) was established in 2010 to help develop
land, improve and develop housing, and promote and manage real estate
development. It became operational in 2013 and absorbed SOCOGIM and
the National Land Development Agency (ANAT). This led to the approval of
a strategic development plan for administrative buildings and a housing strategy;
and the adoption of measures to remove bottlenecks in the construction and
public works sector and promote the use of local materials.
The World Bank/IMF’s Poverty Reduction Strategy Paper III (2011–2015) action
plan includes the goal to improve living conditions by making decent low-cost
housing available and providing proper amenities and infrastructure. This
includes building 4 000 houses and the improvement of 6 000 plots.
Higher up the income pyramid, the residential market in Mauritania
experienced a massive boost in the mid-2000s on the back of an anticipated
oil boom, which attracted foreign companies. The oil reserves proved to be
smaller than expected, however, and landlords found themselves with a
significant amount of vacant stock. Still, landlords were reluctant to accept
lower rental levels. Demand for the best residential properties is from the
diplomatic and aid sectors, while there is more limited demand from
international corporates.
Property markets
Property rights are protected under the Mauritanian Civil Code modelled on
the French code. In practice, it can be difficult to gain redress for grievances
through the courts.
According to the World Bank’s 2014 Doing Business Report, Mauritania is
ranked 65th of 189 countries for registering a property; which requires four
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procedures, takes 49 days and costs 4.7 percent of the property value. Seizure
of property, for mortgage or unsecured debt, is a very long and expensive
procedure. Seized property is generally held by banks, with a negative impact
in terms of taxes and liquidity ratio. Once seized, a property could be sold by
public auction, but in the absence of a secondary market and a cultural
reluctance to acquire the property of others under such circumstances, banks
are often forced to stand as buyers of seized property and keep it as part of
their assets.
There remain many land tenure issues in southern Mauritania, particularly along
the Senegal River. Investors should be fully aware of the history of the lands
they are purchasing or renting, and should verify that the local partner has the
proper authority to sell/rent land in this area.
Policy and regulation
There is no national housing strategy or policy in Mauritania but there are
some institutional mechanisms aimed at liberalising and promoting the sector
which together create a sort of policy framework. Real estate development
was established by Law No. 99–031 of 20 July 1990, as amended by
Law No 2005–08 of 30 January 2005 and its implementing texts. ANAT was
established in 2006 to produce and sell serviced plots, but has achieved limited
results.
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Part of the World Bank/IMF’s Poverty Reduction Strategy Paper III (2011–2015)
action plan aims to improve living conditions by making decent low-cost
housing available and providing proper amenities and infrastructure. The
approach has focused mainly on: 1) adopting and implementing a national
housing strategy; 2) significantly increasing the supply of housing; 3) encouraging
real estate development, with a view to quickly providing a diverse supply of
dwellings at a cost that is accessible to households; 4) continuing and expanding
the “Twize” low-cost housing programme to the major urban areas; and 5)
implementing a system for financing housing taking into account the needs of
households, as well as those of real estate developers.
Opportunities
As mortgage finance is almost non-existent, there are enormous opportunities
for both the public and private sectors to strengthen the development of
housing finance, and increase its supply. Efforts could be targeted toward
establishing refinancing and guarantee mechanisms, and new products such as
housing savings plans, long term mortgages, renegotiable mortgages etc. These
would complement those recommended by the World Bank for the
government to explore the feasibility of establishing: 1) a loans recovery
company and/or a mortgaged real property management company; 2) a
mortgage refinancing fund; and 3) a mortgage guarantee fund.
Beyond mortgage finance, there are real opportunities for growth in the
housing microfinance sector. Housing microfinance has enormous potential to
contribute towards housing the majority of the population especially if housing
microloans with flexible repayment time frames (particularly through lines of
credit) were introduced; and housing savings plans were developed
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Port Louis (capital)

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

31,42 Mauritian Rupee (MUR)
3.9 | 3.5 | 3.6

Population^ | Population growth rate (2013)^
1,296,303 | 0.40
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 39.98% | -0.06%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

9,209.58 | 3.20%
9,300.00
...
7.90
35.90
63 | 0.771

Lending Interest Rate^
8.50
Credit % of GDP^
108.01
Average Mortgages % of GDP°
12.99% (2011)
Price To Rent Ratio City Centre** | Outside City Centre**
29.33 | 27.97
Gross Rental Yield City Centre** | Outside of City Centre**
3.41% | 3.58%
Outstanding loan to purchase a home, older adults (% age 25+) 5.66
Outstanding loan for home construction, older adults (% age 25+) 12.26

Overview
Mauritius is a small island country of only 2 000 km2 in the Indian Ocean, with
a population of about 1.28 million people, or 341 000 households. The
Mauritian economy is well run, with sound political and economic management
practices. In 2014, for the sixth year in a row, the World Bank ranked Mauritius
as the easiest place to do business in Sub-Saharan Africa (and 20th globally out
of 189 countries).
Despite the country’s exposure to external shocks in the world economy
(Europe accounts for nearly two-thirds of the country’s exports and a similar
proportion of the tourist arrivals), economic growth is expected to improve
from 3.2 percent in 2013 to 3.5 percent in 2014. This is due to ongoing efforts
to diversify the economy, a modest improvement in European growth and
increased exposure to faster growing emerging economies.
While the government appears to be moving away from economic policies
based on redistribution and state intervention, towards an emphasis on private
sector led economic growth, the government will remain deeply involved in
efforts to diversify the country’s “four pillar economy” (based on sugar, textiles,
tourism and financial services). In order to increase competitiveness and
resilience to shocks, the country will invest in education and infrastructure to
boost productivity and shift towards a more service-oriented economy
(particularly focusing on financial services, information and communications
technology and business outsourcing). Another element of the economic
strategy is the further development of the fishing sector and continued
restructuring of the sugar sector. The luxury real estate sector, supported by
a beneficial tax regime and government-backed programmes, will also become
an increasingly important part of the economy as authorities seek to establish
the island as a business centre linking Africa with the Middle East and Asia.
The Bank of Mauritius (BoM, the central bank), cut the repo policy rate from
4.9 percent to 4.65 percent in June 2013 as domestic growth prospects were
uncertain and external conditions remained relatively weak. In the short-term
at least, analysts expect the rate to remain stable with further tightening in the
medium term.
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World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

Access to finance
Penetration of financial services is generally good, with 80 percent of
Mauritians having bank accounts. In 2014, Mauritius’ ranking in terms of ease
of getting credit improved by 10 points within a year, bringing it to 42nd place
out of 189 countries in the World Bank’s Doing Business indicators. According
to the International Monetary Fund, there are about 105 commercial bank
branches and 210 ATMs per 1 000km2.
The Mauritius Bank Association reports that there are 21 banks in Mauritius,
six of which are local, 10 which are foreign owned, four which are branches
of foreign owned banks and one which is a joint venture. All of the banks have
licenses to carry out banking business locally and internationally. The Mauritius
Commercial Bank (MCB) and the State Bank of Mauritius (SBM) are among
the largest banks in the East African region. The banking system is highly
concentrated, with four of the major banks accounting for 85 percent of the
whole banking system’s assets and 70 percent of the country’s financial sector.
The country’s commercial banks are well capitalised, well regulated, liquid and
profitable. The capital adequacy ratio (16.9 percent in September 2013)
comfortably exceeds the regulatory minimum of 10 percent and the overall
quality of assets is good. On the back of the slowdown in economic growth
and declines in the construction sector, the ratio of non-performing loans
increased slightly to 3.5 percent in September 2013. Nevertheless analysts
agree that local banking groups are well placed to absorb these losses.
According to the BoM, the banking industry is characterised by the wide range
of services provided. Besides traditional banking facilities, banks offer cardbased payment services, such as credit and debit cards, internet banking, and
phone banking facilities. Specialised services such as fund administration,
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custodial services, trusteeship, structured lending, structured trade finance,
international portfolio management, investment banking, private client activities,
treasury and specialised finance are also offered by banks. The international
banks offer a wide range of global banking and financial services to corporate,
institutional and private clients.
Deposits are the main source of funding for the banking sector, and 75.8
percent of total banking sector liabilities came from deposits from customers
(as of March 2013). Over the past decade the savings rate has fallen from just
short of 30 percent of GDP to around 13 percent. In 2013, loans and advances
accounted for 62 percent of total bank assets, and credit extended to the
private sector stood at 13.1 percent, compared to 8.5 percent a year earlier.
Despite the slowdown in client deposit growth in 2013, in May 2014 the loanto-deposit ratio stood at 0.37, indicating that the banks have scope to increase
their lending even in spite of tepid deposit growth. Household credit stood at
19.5 percent of GDP, while credit extended for housing purposes registered
lower growth of 17.1 percent in 2013 compared to 23.8 percent in 2012.
Some 15 banks offer mortgage finance, and the use of mortgage finance is
generally high by African standards, although it has declined recently. According
to the Mauritius Housing Census, just over 12 percent of houses were
mortgaged in 2011, versus 16 percent in 2000. Mauritius has a relatively large
pension industry, and 51.4 percent of the labour force are contributors. The
national pension fund is also involved in the housing sector and, for example,
lends money to the Mauritius Housing Company (MHC).
A key mortgage lender targeting low income earners is the MHC, which
emanates from the former Mauritius Housing Corporation, a parastatal body
set up in 1963. The MHC was incorporated in 1989 to address the housing
finance requirements of low income households. In 2012, the MHC held a five
to 10 percent market share. The MHC offers a diverse range of products.
There are constraints to the growth of the Mauritian mortgage market.
Affordability constraints as well as informal incomes undermine access to
mortgages, and lenders feel that the cost and time of foreclosing on a property
creates risk. The Borrowers’ Protection Act of 2007 aims to ensure responsible
borrowing and lending, and provides for a Commissioner to examine and have
a say in cases of foreclosure. Furthermore, while there are no private credit
bureaus, over half of the population (56.3 percent) are included in the public
credit registry. Some 40 financial sector institutions participate in the public
credit bureau, including 16 banks and a range of other companies, as well as the
MHC and the National Housing Development Corporation.
Affordability
According to Bhotish (2012), home ownership has been steadily increasing
since the 1980s; and in 2011 household ownership in Mauritius stood at
approximately 89 percent (compared to eight percent that rent or sub-rent,
and another three percent who were living for free in the housing provided by
their relatives or employers).

Although Mauritius is a relatively rich country, a segment of the population is
unable to afford their housing. In 2012, Mauritius had an unemployment rate
of around eight percent, or over 40 000 people. According to the Central
Statistics Office, about 1.5 percent of people earn below US$2 a day.
According to UN-Habitat, there are some incidences of squatting as a result
of unemployment and the decline of solidarity networks that previously
supported vulnerable households.
Mauritius has a relatively comprehensive social security system that includes a
range of government subsidies for housing. The government uses state owned
companies such as the MHC to improve affordability for housing. Another
government driven scheme to increase affordability is offered through the
National Housing Development Company (NHDC). This parastatal body was
set up in March 1991 to serve low income Mauritians. It offers both fully
developed units and site-and-service options at subsidised rates. The NHDC
site-and-service scheme provides applicants a portion of state land through
a lease. There is an income criterion, requiring a monthly income of between
Rs7 500 (US$239) and Rs16 000 (US$509) to qualify for the land. This means
that while the products cover the majority of the population, a small minority
of the working population, the lowest paid, still cannot afford to meet their
housing needs. Due to the incidences of squatting, the government’s National
Empowerment Foundation (NEF) is now looking after this category of the
population.
The cheapest newly built house by a formal developer costs around
US$37 750 excluding the land, and is 120m2 with three bedrooms, a living and
dining room, kitchen, toilet/washroom and small veranda. Minimum plot size
is 250m2 in urban areas. Cement costs vary according to location, ranging from
US$6.73 (incl. VAT) in Port-Louis, to US$7.07 in Curepipe, 22km from PortLouis and US$7.23 in Mahebourg, 50 km from Port-Louis. Sheet iron costs are
as follows: Profilage Type – Galvanised and pre-coated roof sheeting: US$2.42
per running foot (incl VAT) Thickness 0.56 mm – Width 800 mm; US$2.93 per
running foot (incl VAT), Thickness 0.63 mm – Width 800 mm, Type 3: US$3.46
per running foot (Incl VAT) Thickness 0.75 mm – Width 800 mm & Ordinary
S sheet Galvanised corrugated roof sheeting US$1.20 per running foot (incl
VAT) Thickness : 0.50 mm – Width 800 mm.
Housing supply
The 2011 Housing and Population Census reports that there are 356 900
housing units in Mauritius and Rodrigues. According to the Housing and
Population Census of 2011, 99.4 percent of households have access to
electricity and 94.2 percent have access to water inside their home. Most
housing stock in Mauritius is of good quality. According to the World Bank, 91
percent of the dwellings are durable with only 4.8 percent of the population
living in iron/tin walled houses. The Census also found that 90.5 percent of
residential dwellings were used as a principle residence, 1.7 percent as
secondary dwellings and 7.8 percent were vacant. Higher density housing
seems to be increasing – semi-detached houses and blocks of flats went up to
16.6 percent of total stock, from 11.5 percent in 2000.
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The National Housing Development Company (NHDC) offers fully developed units and siteand-service options at subsidised rates to people who earn between Rs7 500 (US$239) and
Rs16 000 (US$509) per month, which means that the lowest paid still cannot afford to
meet their housing needs.
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From 2012 to 2014, the government budgeted for subsidised housing plans for the
provision of 8 700 housing units for low income groups and 24 000 serviced plots for the
lower and middle income groups over the next 10 years.
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According to the Government Information Services (2013), the 2014 Budget
set forth a three-pronged strategy that ensures that all citizens have a house
providing decent living conditions. The strategy focuses on Housing
Empowerment Schemes, Social Housing and Home ownership for low income
families.
n The Housing Empowerment Scheme targets middle income families
earning up to Rs50 000 (US$1 591) a month. Under the scheme, banks
will require only five percent as minimum down-payment on the purchase
of a property instead of the usual or more 10 percent currently applicable,
i.e. they will advance loans up to 95 percent of the cost of a residential unit.
The loans will also carry a moratorium period of two years on capital
repayment. To make this possible, government is guaranteeing 20 percent
of the loan amount. In addition, to reduce the cost of acquiring a housing
unit, government will reimburse VAT up to an amount of Rs300 000 (US$9
548) on the construction of any house or purchase of an apartment
costing less than Rs2.5 million (US$79 567). For its part, the Mauritius
Housing Corporation will provide, free of charge, at least 12 types of
architectural plans for each house of an area of 1 000 and 1 200 square
feet. In addition, the interest rate is 2.5 percent, adding to a variable
element.
To this effect, in March this year, the Mauritius Housing Company and the
Mauritius Bankers’ Association signed a Memorandum of Understanding
outlining agreed conditions between the Government and the commercial
banks. Twelve banks are involved in this project namely: State Bank of
Mauritius, Mauritius Commercial Bank, Mauritius Post and Cooperative
Bank, ABC Banking Corporation, Barclays Bank, Bank of Baroda, Bank One,
State Bank of India, Bramer Bank, Hong Kong and Shanghai Banking
Corporation, Habib Bank and Banque des Mascareignes.
n The 2014 Budget also announced the launching of a major Social House
Construction Programme in 2014, where 1 765 families will benefit from
either a housing unit or a serviced lot. Thus:
o 576 social housing units will be constructed and 80 serviced lots will
be completed for delivery at Henrietta, Camp de Masque, La Gaulette,
Pointe Aux Sables and Mare D’Albert and on existing NHDC estates.
o 588 social housing units and 151 serviced lots at Chebel, Pointe Aux
Piments, Camp Ithier, Quatre Cocos, Sebastopol and Beau Bois are in
the pipeline.
o Provision for an additional 450 social housing units to vulnerable
families in 2014 through the National Empowerment Foundation.
o Provision of Rs250 million (US$8 million) to improve living conditions
in NHDC and ex-CHA Housing Estates through the rehabilitation
programme, and Rs80 million (US$2.5 million) for the casting of roof
slab scheme.
As part of the social housing policy, the Ministry of Housing and Lands will
endeavour to ensure housing estates will be of moderate size, which will
facilitate integration in local communities and reduce offsite infrastructure
cost. Local authorities will be responsible for maintaining roads and other
public areas in line with their responsibilities for other parts of their council
areas.
n In line with the new approach of the National Home Ownership
Programme, the Social Housing Fund will be revamped into a National
Habitat Fund with wider objectives. Hence, the Minister of Housing and
Lands will bring legislative amendments to give to those families who have
a housing unit on leased land belonging to the State, the option to buy the
land at a nominal price not exceeding Rs2 000 (US$64) per plot. It is a
measure that will empower some 17 000 families with very modest means
to have full ownership of their lands.
These programmes complement the extensive investment that the public and
private sectors have made in housing development. As from 2011, the NEF has
constructed more than 300 core housing units of 32m2 each. It is projected
to build 200 to 250 such units yearly. Furthermore, by 2012, the NHDC had

built more than 12 000 units, and a further 10 000 units were in the pipeline.
An innovative subsidy scheme offered by government through the NHDC
promotes self-build approaches. Households with a monthly income of
between Rs7 000 (US$223) and Rs16 000 (US$509) and who have neither
received a grant previously nor already own a property are entitled to apply
for land that is periodically made available. The land is made available on a
lease arrangement and the beneficiary is required to pay the fee. The
construction of a housing unit on the land must begin within six months
following the signing of the lease agreement, and be completed within 18
months. Beneficiaries can apply to the MHC to finance the construction and
can access architectural services from the MHC for Rs2 (US$0.06) per square
foot.
Throughout the NHDC, the government also grants up to Rs65 000 (US$2 069)
for casting a roof slab of up to 210m2 to first time homeowners earning up to
Rs10 000 (US$318) a month, or a Rs60 000 (US$1 910) grant for casting a slab
for a second housing unit for another member of the same family. The
government also grants up to Rs55 000 (US$1 750) to households earning
not more than Rs5 000 (US$159) a month to buy building materials. The
grant applies to a maximum area of 100m2. For a house of 50m2, the grant
is Rs40 000 (US$1 273) on a pro-rata basis. For the 2012 to 2014 period, the
government has budgeted for subsidised housing plans for the provision of
8 700 housing units for low income groups and 24 000 serviced plots for the
lower and middle income groups over the next 10 years. Although the NHDC
programmes target low income earners, the requirement of a minimum
financial contribution means that some households are still unable to
participate.
Furthermore, there is also an incentive for developers to develop residential
units. Requirements are that the land for development must be nonagricultural and have access to main infrastructure lines and amenities. In
addition, developers should provide all basic infrastructure and 25 percent of
the development must be for low income households, for which the sale price
is determined by the government. A Social Housing Development Fund was
also established, capitalised with Rs1.5 billion (US$47.7 million) to encourage
the creation of not-for-profit Housing Development Trusts.
Property markets
The global economic problems have to some extent affected the higher end
property market in Mauritius, but this seems to be recovering, and government
expects the real estate sector to be a primary growth driver from 2013. The
market segment is closely tied to the economic fortunes of Europe and the US
because of the deliberate efforts by government to encourage greater foreign
ownership. The Permanent Residence Scheme, the Integrated Resort Scheme
and the Scheme to Attract Professionals for Emerging Sectors all encourage
foreign investment and settlement. Recently, new tax laws in France have
created more demand for property in Mauritius amongst French buyers. After
this, South African property buyers are also significant.
According to the World Bank’s 2014 Doing Business Report, it takes 15 days
and four procedures on average to register property (which ranks Mauritius as
best on the continent and 65th globally). The registration process costs on
average 10.6 percent of the value of the property.
Policy and regulation
The planning and management of housing and land in Mauritius is the
responsibility of the Ministry of Housing and Lands, and as mentioned in
previous sections, this department has set up a fairly comprehensive array of
supports and initiatives to address housing needs. Subsidy programmes target
both new build construction and self-help housing, and government has made
an explicit effort to deal with those with no affordability at all. Spatial data for
land use management and planning is facilitated by the Land Administration
Valuation and Information Management System.
Prior to 2006, social housing responsibility was solely the responsibility of
government. But as demand kept growing and the government could only
build around 900 units a year (with a waiting list of 25 000 housing units), the
private sector was called to participate through various Public Private
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Partnership (PPP) projects. An interesting aspect of the Finance Act of 2009
requires companies, as part of their corporate social responsibility, to pay two
percent of their book profit after tax into a Corporate Social Responsibility
Fund. This Fund can be used on approved projects, amongst which social or
subsidised housing is a high priority.
Opportunities
Mauritius has been emerging as an international financial centre since the early
1990s, and as mentioned previously, it is the easiest place to do business in
Africa. It is becoming a favoured country for structuring cross-border
investments into Asia and Africa, and particularly into India and China. This
reputation as an offshore financial haven should see it continue to become an
important player in international financial flows. The country also has
preferential access to markets in the Africa region (such as the African Union,
SADC, the Common Market for Eastern and Southern Africa (COMESA) and
the Indian Ocean Rim Association for Regional Co-operation (IOR-ARC),
pointing to its strategic location.
According to the African Executive (2014) in order for Mauritius to become
a high income country, it needs to start attracting foreign skilled labour. If labour
flows are similar to those experienced by Dubai, Hong Kong and Singapore
at a similar stage, over the next decade Mauritius should be ready and willing
to accommodate some 5 000 to 20 000 foreigners annually, with a total of
100 000 to 200 000 for the period. In the short run such an influx could be
accommodated in the various real estate projects. However, going forward, this
offers a greater opportunity in middle to higher end housing finance, as foreign
investment and wealth increase in Mauritius.
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Morocco
KEY FIGURES
Main Urban Centres

Rabat (capital), Casablanca

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

8,88 Moroccan Dirham (MAD)
1.3 | 1.9 | 2.7

Population^ | Population growth rate (2013)^
33,008,150 | 1.49
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 59.20% | 2.34%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

3,108.65 | 4.41%
3,030.00
9.0
9.00
40.88
129 | 0.617

Lending Interest Rate^
..
Credit % of GDP^
69.81
Average Mortgages % of GDP°
13,85% (Badev et al)
Price To Rent Ratio City Centre** | Outside City Centre**
20.37 | 25.87
Gross Rental Yield City Centre** | Outside of City Centre**
4.91% | 3.87%
Outstanding loan to purchase a home, older adults (% age 25+) 6.26
Outstanding loan for home construction, older adults (% age 25+) 4.16

Overview
Morocco is a lower-middle income country in North Africa with one of the
most diversified and developed economies in the region, and Africa. The
Moroccan economy was resilient in 2013 with low inflation at 1.9 percent and
real GDP growing at 4.4 percent compared to 2.7 percent during the
economic slow-down in 2012. This growth was driven mainly by increases in
domestic consumption, public investment and a strong year of production in
the agricultural sector, which saw an annual increase of 19 percent.
The economy is 50 percent service based, and construction, manufacturing
and mining account for another 25 percent, Morocco being home to 85
percent of the world’s phosphate reserves. There are also plans to build
renewable energy capacity to up to 40 percent of national resources by 2020,
which will reduce the heavy burden of fuel subsidies on treasury resources.
Politically, progress on constitutional reforms has been slow. The coalition
government collapsed at the end of June 2013, with five cabinet ministers of
the junior party, Istiqlal, resigning. In October 2013, there was a government
reshuffle and finally agreement was reached on a new cabinet, with the number
of Ministers raised from 30 to 39 to satisfy all parties in the coalition and a
weakening of the ruling Islamists who were pushing unpopular reforms to
subsidies and the pension system.
Fiscal consolidation efforts in 2013 contributed to a reduction in the fiscal
deficit from 7.4 to 5.5 percent of GDP and the continuation of structural
changes since the 2000s to strengthen the private sector and transform
Morocco into an open, market-oriented economy.
Despite an improving business environment, 15 percent of the population still
fall below the poverty line, with youth unemployment estimated at 19.1
percent in 2013. In an attempt to accelerate growth in lagging regions,
Morocco has invested in targeted sectoral strategies to promote job creation.
The National Pact for Industrial Emergence aims to revive the industrial sector
and to boost competitiveness, with a target of creating 220 000 new jobs by
2015.

What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

US$6,00 – US$7,50 (2013)

Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !

87
8
60
5.9

^
~
*
"
°
**
#
!

US$16 600 (2013)
50 (2013)
60 (2013)

World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

Access to finance
Morocco has an expanding yet concentrated financial sector. In 2013, there
were 19 commercial banks, 35 finance companies, six offshore banks, 13
microfinance associations and nine money transfer companies as well as the
Central Guarantee Fund that fell under the supervision of Bank Al-Maghrib.
In 2013, credit to the private sector continued to decelerate, down to 1.3
percent growth from 4.7 percent in 2012 and 10.1 percent in 2011. There was
a higher level of non-performing loans, which rose from 4.9 to 5.9 percent of
total lending, at a net growth of 23.8 percent. New prudential requirements
were put in place to manage rising credit and liquidity risks, including an
increase in 2013 of the minimum capital adequacy ratio to 12 percent.
Morocco has the most advanced and diverse housing finance market in the
region. There are a range of sources for mortgage lending in Morocco, from
public and private commercial banks, as well as consumer credit companies
and microfinance institutions. Typical terms are 20 years and housing finance
can reach up to 100 percent loan-to-value ratio. In 2014, the mortgage
interest rates fell below six percent, as reported by the Central Bank.
Morocco maintains promising capital markets for housing finance, with a
diversity of financial institutions beyond banking. This includes a dynamic
insurance sector, growing pension funds and the Casablanca Stock Exchange.
Morocco was the first country in the region to pass securitisation
legislation in 2002. Though, this tool is still underused with a total issuance
of MAD4 billion (US$450 million) in only a few transactions. An amendment
to this law was completed over the past years in an attempt to prompt further
operations, though activity is still nascent.
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In 2013, Morocco continued to develop the law for covered bonds that is
intended to diversify funding sources and overcome maturity mismatches for
the rapidly expanding mortgage market. In this law, only banks will be
authorised for issuance, where the total amount of covered bonds must not
exceed 20 percent of the total assets of the bank and the net present value of
the cover portfolio must be, at any time, more than 105 percent of the net
present value of the covered bonds. Selected loans for the cover portfolio
must have a remaining capital under 80 percent of the value of the asset.
Growth in the microfinance sector has been rapid. The Microfinance Act was
passed in 1999, and now Morocco accounts for half of all clients in the Middle
East. The two largest microfinance institutions, Zakoura and Al Amana, control
73 percent of the market and focus on women, who represent almost 80
percent of micro-borrowers in Morocco.
MFIs together with the Moroccan government have set high goals for growth,
3.2 million clients and MAD25 billion (US$2.8 billion) in loans by 2020, which
compares to more than 800 000 active borrowers with US$540 million
outstanding in 2013. Loans are given not only for the development of incomegenerating enterprises but also for housing purchase or construction as well as
for connections to basic utilities. However, loans are capped at MAD50 000
(US$5 630), which limits their application for new construction. In August
2014, Al Amana had 329 000 active loans, and a total portfolio of just over
MAD2 billion (US$225 million). In 2014, the materials supplier Lafarge
announced a new partnership with Al Amana and Attawfiq, another prominent
microfinance provider, to further expand specialised home improvement loans
for a maximum loan of US$5 720 and four years duration. The Moroccan
Postal Service also plays a key role as a provider of depository, payments and
other retail banking services for small savers via Al Barid Bank. With more than
1 800 branches, the postal service serves about 13 percent of the population,
though it represents only two percent of total financial sector assets.
In 2013, the sector launched a price transparency initiative to make more clear
changes over time and in 2014, a white paper was published with plans to
reach 3.2 million customers by 2020.
Affordability
Affordability remains an important challenge for housing in Morocco. Nearly
20 percent of the population, or 6.4 million Moroccans, remain vulnerable,
according to a World Bank report, even though those living below the national
poverty line declined from 15.3 percent in 2001 to 6.2 percent in 2011.
In 2014, Morocco announced an increase in the minimum wage by 10 percent,
which will raise it to US$370 by July 2015, the highest rate in Africa. Average
monthly incomes of households in Morocco were recorded at US$996 in 2012
by Euromonitor’s World Consumer Income and Expenditure Patterns Report.
The Gini coefficient of 40.9 (est. 2007) reflects a high level of disparity between
urban and rural households.
The 2013 Finance Law set the price for middle income housing at MAD6 000
per square metre (US$676), for units ranging from 80m2 to 120m2.

Consequently the area for social housing has been reduced to less than 80m2
(from 100m2). Other changes in the 2013 Finance Law is that the sale of social
housing, that is 50m2 to 80m2, is exempt from VAT. Middle income housing is
open to people with a monthly net income that does not exceed MAD20 000
(US$2 252), and low income households are exempt from registration at the
land registry.
The Moroccan government defines two types of affordable housing units: a
middle income house with a capped price at MAD140 000 (US$16 300) and
a social housing unit with a price capped at MAD250 000 (US$28 153).
Partnerships between banks and the government makes lending more
accessible to middle and low income families, through the Fogarim mortgage
guarantee fund, and a MAD40 000 (US$4 504) subsidy.
Fogarim is a guarantee fund for households with small and irregular income.
Launched in 2004, Fogarim guarantees around 1 200 new beneficiaries each
month and had a total of 11 636 beneficiaries in 2013, for a total loan portfolio
of MAD1.9 billion (US$213 million). Key features of Fogirim are to guarantee
70 percent of a loan that is made to a household with informal income for
purchase of a unit below MAD250 000 (US$28 153). Risk premiums were
introduced in 2009, with an annual premium of 0.325 percent for LTV ratios
less than 50 percent, and 0.65 percent for a LTV ratio of up to 100 percent.
In 2013, the average housing loan offered on the programme in 2011 was at
a fixed interest rate of 6.16 percent with a LTV ratio of 72 percent, average
duration 21 years and repayments of MAD1 213 a month (US$137). Fogarim
maintains a maximum monthly payment level, which increased in 2013 to
MAD1 750 dirham (US$204).
Morocco also has a guarantee programme, known as FOGALOGE, which
targets moderate income civil servants, middle class independent workers and
non-resident Moroccans buying or building houses up to US$100 000 in
value. In 2013, 3 977 people benefitted from this guarantee, for a value of
US$1.5 billion.
Housing Supply
Annual production of housing in Morocco is around 100 000 units, with over
two million social housing units having been built since 2000. In 2014, the
housing deficit is estimated to have reduced in Morocco to 650 000 units.
According to one recent real estate report, low income households make up
75 percent of the households without access to adequate housing. While
higher ends of the market are well supplied and there are as many as 820 000
units (20 percent of the urban stock), which are either vacant (75 percent) or
used as secondary or vacation homes (25 percent).
New supply of affordable housing tends to be apartments of typically three to
five levels, in large-scale projects located on government provisioned land in
peripheral locations, often via Al Omrane. A single project can reach up to
10 000 units. The average middle class self-built house will cost MAD2 800 –
3 000 for a villa, and MAD2 000 – 2 500 per m2 traditional Morocco style, and
take eight months to construct, outside of the land costs.
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Addoha, one of Morocco’s largest real estate developers and the ﬁrst to be listed on the
Casablanca Stock Exchange, accounts for almost half of the low-cost housing being
constructed, has a land-bank of around 6 000ha in 2013, and reported sales of
MAD9.45 billion (US$1.06 billion).
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There is widespread use of public-private partnerships between government
and private sector, to facilitate housing production. Morocco has also been
assertive in providing tax breaks and guarantee funds to attract the private
sector into affordable housing development. To qualify for the tax breaks and
subsidised land, developers must commit to at least 150 social houses over
five years; this amount has reduced recently from 500 in order to encourage
small-scale developers into the market place. Since 2011, agreements have
been signed with developers for the production of almost one million social
units. Another supply incentive has been delivered through the Cities Without
Slums programme that was launched in 2004, and has continued past the
proposed end-date of 2012. The programme has been improving housing for
over 300 000 households, financed notably by a tax on cement.
One company benefiting from these government measures is Addoha, one of
Morocco’s largest real estate developers and the first to be listed on the
Casablanca Stock Exchange. Addoha accounts for almost half of the low-cost
housing being constructed in Morocco, and has a land-bank of around 6 000ha.
Addoha has achieved strong financial returns thanks to the 10-year
exemptions from capital gains tax, yet also suffered through the property
market slow-down over the past 18 months. In 2013, Addoha reported sales
of MAD9.45 billion (US$1.10 billion), which was a decrease of 0.5 percent
from the previous year.
Some private developers have become very powerful and monopolistic, having
a disproportionate weight on policy. The challenge for Al Omrane is to support
emerging contractors and small developers to keep the market competitive
and diversify the housing stock. Other challenges in housing supply are meeting
annual demand, balancing cheaper land sites in remote locations and high
infrastructure costs, and keeping units affordable when the cost of building
materials and other inputs have increased substantially. Revisions in the Finance
Law of 2010 and 2013 give better quality control assurance, which forces
developers to respect a set of minimum building standards within affordable
housing projects. Property developers also receive rewards based on the
quality and safety of housing projects.
Property market
The Moroccan property market has continued to slow down in 2013 and
2014, from an average annual growth rate of 8.6 percent between 2003 and
2008, to 3.1 percent on average between 2009 and 2012 and 1.4 percent in
2013.
The number of real estate transactions decreased by 5.6 percent (with a drop
of 1.2 percent for apartments and 16.9 percent for houses), after three
consecutive years of consistent eight percent growth. The number of land
transactions fell 14.4 percent, after rising 13.5 percent on average over the past
three years. This decline reflected slower growth in residential property prices
from 1.5 percent to 0.4 percent, with a deceleration from 1.2 percent to 0.3
percent for apartments and from 2.2 percent to 0.8 percent for houses. Land
prices continued to grow albeit at a slower pace than in 2012, or 3.9 percent
from 6.2 percent.
The growth of real estate loans decelerated markedly from 14.9 percent in
2008 to 6.3 percent in 2013 for housing and from 58.5 percent to 0.6 percent
for real estate development. The construction sector also slowed, reducing its
contribution to GDP from a peak of 0.7 percentage points in 2007 to 0.1
percentage points in 2013, which has had a negative impact through its spillover effects on other branches. As a result, employment in the construction
sector contracted with a loss of 50 000 jobs and cement sales declined by 1.6
percent in 2012 and 6.3 percent in 2013.
Morocco’s property market continues to benefit from a reliable indicator for
national property prices and transactions with the quarterly Real Estate Price
Index (REPI), developed in 2010 by the Central Bank of Morocco and the Land
Registry Office. This index contains detailed information on all formal property
transactions and has improved the transparency and monitoring of real estate
sector dynamics, including better management of risks.

In terms of outlook, the expectation is for the sector to recover in the medium
term as the deficit for low-cost housing remains high and the rate of
urbanisation and population growth, around three percent per annum, creates
120 000 units of new demand each year. Major obstacles still remain, including
land access and management, titling, and affordability.
Policy and regulation
Morocco’s policy is focused on stimulating the private financial sector to provide
housing finance and lend downmarket, using regulation, financial incentives, and
effective information management systems to identify and address market
inefficiencies. Government has a package of incentives designed to facilitate
both demand and supply of low-cost housing. Initiatives have attempted to
encourage the participation of the private sector with tax breaks and subsidised
land, a new housing contractual savings scheme, effective since April 2012, and
improvements in dealing with construction permits.
Until 2016, the aim is to reduce the housing shortage by 400 000 units, yet the
government is struggling to reach its targets and will need to investigate ways
to be more effective in stimulating housing. In 2012, only 114 200 units were
completed, 55 800 short of the 170 000 Ministry of Housing target with only
137 147 units in 2013. Of the lowest cost units, priced at MAD140 000
(US$15 766), only 9 000 were completed in 2012 and 2013, half of the target.
Meanwhile, less than 26 000 units for the new middle class housing programme
were built, well below the target of 40 000.
Opportunities
As European markets recover in 2014 and fiscal and regulatory reforms
continue to open up the economy and improve the business environment,
Morocco can expect foreign investment to increase and the economy to
improve.
The real estate and construction sectors are currently experiencing a slower
period, though the impacts of the 2013 Finance Law that supports smaller
contractors to beneft from tax benefits of social housing production as well as
steady demand and the backlog, is expected to lead to resilience in these
sectors.
Although slow to develop, covered bonds will be another significant innovation
for Morocco, opening up the market for longer and more affordable housing
finance.
Sources
African Economic Outlook. (2014). Morocco Country Profile.
Al Aissami, N. and H. Talby. (2013). Morocco covered bonds project, in
European Bank for Reconstruction and Development, Laws in Transition 2013.
Bank Al-Maghrib. (2013). Annual Report.
Erbas, N. Nothaft, F. (2005). Mortgage Markets in Middle East and North
African Countries: Market development, poverty reduction, and growth.
EuroMonitor (2014). World Consumer Income and Expenditure Patterns: 14th
Edition.
Hassler, O. (2011). Housing and Real Estate Finance in Middle East and North
Africa Countries. World Bank.
Martin, J & Mathema, A (2008). Housing Finance for the Poor in Morocco:
Programs, Policies and Institutions. USAID
Oxford Business Group. (2012). The Report: Morocco 2012.
World Bank (2014). Doing Business.
Websites
www.bkam.ma/
www.ccg.ma/
www.mhu.gov.ma/
www.mfw4a.org/
www.immobilier-maroc.com
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Mozambique
KEY FIGURES
Main Urban Centres
Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

Maputo (capital), Beira
Matola, Nampula
31,59 New Mozambican
Metical (MZN)
2.2 | 4.3 | 5.6

Population^ | Population growth rate (2013)^
25,833,752 | 2.47
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 31.67% | 3.27%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

592.98 | 7.15%
590.00
54.7
7.50
45.66
178 | 0.393

Lending Interest Rate^
15.33
Credit % of GDP^
29.49
Average Mortgages % of GDP°
0.14% (2008)
Price To Rent Ratio City Centre** | Outside City Centre**
5.44 | 4.09
Gross Rental Yield City Centre** | Outside of City Centre**
18.39% | 24.45%
Outstanding loan to purchase a home, older adults (% age 25+) 1.10
Outstanding loan for home construction, older adults (% age 25+) 6.98

Overview
Mozambique has recently experienced rapid economic growth with GDP
growth rates averaging above seven percent and forecast of over eight percent,
assuming a stable political environment, by end 2014. The inflation rate is well
below the medium term target of the Government and, provided the
downward trend continues, is expected to close at 4.6 percent at the end of
2014. Much of this has to do with Mozambique’s natural resource base and
increasing mining activity, which grew by 54 percent in 2012. The recent natural
gas discovery off the coast has prompted further exploration and there are
plans for the expansion of coal production. In August 2014, parliament passed
an amended petroleum law that will allow government to issue new permits
for gas and oil exploration. A new fiscal regime for Oil and Mining also forms
part of the broader regulatory overhaul. With the establishment of the legal
framework, the negotiations for large scale LNG (Liquefied Natural Gas)
exploration can go ahead which supports strong future GDP growth.
In 2014, the extractive sector remains the fastest growing sector, driven by the
increase in coal exports, and the financial sector benefiting from credit
expansion and increased income, mostly in urban areas. Other dynamic sectors
are construction, services, and transport and communication, broadly
correlated with infrastructure development and very large-scale projects. The
economy however presents little structural transformation, and is heavily capital
intensive, not generating jobs or income for most people who still depend on
agricultural production, which grew by only four percent.
Mozambique’s key challenge is turning the high levels of economic growth into
benefits for the population at large. Revenues from the extractive industry
can provide a basis for inclusive growth that enables sustained, long-term
economic and social development.
Access to finance
Access to finance remains a defining challenge for the domestic private sector.
The 2013–2014 Global Competitiveness Report ranked Mozambique 137th
of 148 countries, finding that access to finance was the primary constraint for
doing business. The 2009 FinScope Household survey found that only 12.7
percent of the population had access to formal financial services, being most
severe in rural areas where only five percent had access to formal financial
services.

What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #
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According to Global Findex, in 2012 40.1 percent of rural and 39.3 percent
of urban Mozambicans over 15 years of age had an account with a formal
financial institution. Use of credit is fairly common; 45.8 percent of adults over
25 years of age report that they had a loan in the year to 2011. The vast
majority of loans were from family or friends, however. Only eight percent of
adults had a loan from a financial institution and only 2.6 percent from a
private lender. Almost no Mozambicans are reported as having an outstanding
loan to purchase a home. Loans for home construction are much more
prevalent: 7.3 percent of the top 60 percent of income earners had one, and
2.4 percent of the bottom 40 percent.
Overall, Mozambique’s banking industry has developed considerably, with
credit to the economy growing almost eight times between 2001 and 2012.
In 2013, total credit to the economy represented 31.1 percent of GDP. This
is projected to increase to 34.4 percent by the end of 2014. However, the
banking sector is highly concentrated: of the 18 commercial banks the four
largest (including Banco Millennium BIM, Standard Bank and BCI) account for
over 85 percent of the domestic banking sector’s total assets. The high
concentration, lack of competition, and non-transparent fees and costs, allows
for high profit margins of banks. Lending rates remain high despite the fact that
Banco de Mozambique has gradually decreased the lead interest rates over
the past years. The transmission of monetary policy to private-sector financing
remains weak: the overnight reference lending interest rate was reduced from
15 percent in 2012 to 8.25 percent in 2014, whilst the banks’ average prime
rate continues at a high of 15 percent.
For housing loans, the average annual effective interest rate is calculated based
on the banks’ prime rate of 15 percent plus a mark-up of up to five percent
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depending on the client’s credentials (typically 19 percent), repayable in 25
years. The minimum loan amount is around MZN 300 000 (US$9 467).
Most of Mozambique’s 18 commercial banks offer a mortgage product, and the
mortgage loan to GDP ratio is 0.6 percent. Analysis by UN-Habitat on the
extent of housing lending suggests that banks’ mortgage portfolios represent
8.3 percent of total loans to individuals and 2.24 percent of total outstanding
loans. The total housing loan book was around US$76.5 million in December
2012. Among smaller lenders, housing may represent up to 15 percent of their
loan portfolios.
To make housing loans more accessible, some banks offer property leasing or
rent-to-buy schemes in which the property is made available on a rental basis
to a tenant who has an option to buy the property at the end of the lease.
Banco Único, for example, has signed an agreement with the Fund for Housing
Promotion (FFH) for the leasing of apartments in the Olympic Village in
Maputo. The monthly lease is just over MZN10 000 (US$317) for 25 years.
BCI and Moza Banco are also offering this type of housing finance, linked to
specific developments.
The FFH has agreements with several banks to make mortgage loans accessible
for a larger public. For example, the (FFH) signed a memorandum with five
banks (Moza Banco, Standard Bank, FNB, Barclays e o Banco Único) which will
provide loans to individuals for the purchase of housing units in the Intaka
project in Matola. The memorandum permits the banks to take the housing
units still under construction as mortgage. Loans will range from US$60 000
to US$80 000 at 19 percent interest for 25 years. Other projects such as
Chuimba Village in Pemba are based on the same agreements.
Banks also offer construction and renovation loans. These have shorter terms,
sometimes three to five years, made available as unsecured loans and therefore
at a higher interest rate of about 22.5 percent. In some cases, the lender
requires a guarantee or other form of collateral.

Affordability
Although the minimum wage was revised to MZN3010 (US$95.3) in April
2014, the majority of population earns less than US$60 a month. Banks offering
mortgages have a minimum loan amount of MZN300 000 (US$9 497), far out
of reach of the majority, as at current rates (19 percent) it would be affordable
only to a household with a monthly income of about MZN45 000 (US$1 425).
An analysis by UN-Habitat suggests that a net income of MZN46 500 (US$1 472)
is typical for a middle high income family. At that income, the maximum
mortgage that could be achieved (assuming an 80 percent loan-to-value ratio
over 20 years at 19 percent interest) is about MZN1.1 million (US$34 821).
The family would need to save a further third of the purchase price to cover
the deposit requirements, registration costs and taxes, and valuation and
origination fees.
There several reasons for high housing costs: there are severe supply
constraints, and construction costs are high (more than 30 percent higher than
in South Africa). This is due to the high cost of materials (most of them
imported), low labour productivity and high financing costs. Only the most
basic materials are sourced locally – e.g. cement and wood – even steel has to
be imported. Around 90 percent of construction material value has to be
imported for high end construction. The lack of basic infrastructure adds to the
total costs of the development. Plots are often far from main roads and not
linked to the public water and electricity network. Plots that are already more
developed are transferred at extremely high prices: even though the law clearly
outlines that land is government owned and may not be acquired, the right to
use the land (DUAT) may be passed on.
Housing affordability is a challenge also in the rental market, where high
demand and the lack of adequate supply have resulted in highly inflated prices
across all sectors with owners setting sky-high monthly rents from between
US$1 500 – US$10 000 per property in Central Maputo.
Housing supply

Developer finance is limited and expensive, with rates up to 23 percent.
According to the Central Bank, 10.2 percent of total credit in 2014 went to
construction and public works, double the 2009 figure of 4.9 percent.

Recent estimates by the FFH point to a housing deficit of two million units and
over 13.5 million people – the equivalent of 2.5 million families or 60 percent
of the Mozambican population live in unfit housing.

The microfinance industry has experienced significant challenges leading to a
reduction of outstanding portfolio as, for example, the largest Microfinance
Bank ProCredit (which accounted for around 40 percent of outstanding loan
portfolio) shifted its market to SME finance, before being taken over by
Ecobank in early 2014. Banco Tchuma is being restructured under a new
shareholder composition and is currently not active. In 2014 there were only
two active commercial banks dedicated to microfinance (Banco Oportunidade
and Banco Socremo), nine Microbanks and seven registered credit
cooperatives. A total of 178 microfinance operators were registered and are
subject to monitoring of the Central Bank. Despite the expansion in the
number of intermediaries, the depth of financial intermediation remains low.
Currently only Socremo, at a very small scale, offers housing loans for home
improvements and rehabilitation.

Whilst housing supply is increasing, it is below the projected demand and
affordable housing for the majority is still greatly overlooked. Housing
developers prefer to concentrate on the high-end market as much of the land
which is cheap enough to develop low-end housing is isolated from major
transport networks and other infrastructure, and because investment is less
risky with the potential of higher mark-ups. This is also due to lack of
government support and subvention and the limited availability of end user
finance. The strong growth of the construction industry, 10 percent annually, is
driven by huge investments mainly in infrastructure, whilst the housing
construction market is still dominated by small and medium-sized enterprises.
Constraints to land development include a severe shortage of serviced land
and lengthy land registration procedures. Mozambique ranks very low on the
World Bank’s Doing Business Indicator for registering property: 152nd of 189
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achieve a maximum mortgage of MZN 1.1 million (US$34 821) and would need to save a further
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Developments in 2013 include FFH’s launch of 100 houses in Mutaunha, Nampula ﬁnanced through
the sale of houses in the Olympic Village, a US$217 million facility by the Indian government to
fund public works and housing projects including 1 200 houses in Tete, Zambézia and Cabo Delgado
provinces, and new social housing by FFH in the Provinces of Cabo Delegado, Nampula, Tete and
Maputo, where the Macau Charlstrong Engenharia, Technologia e Consultoria, Ltd, will construct
50 000 housing units at a total cost of US$5.5 billion.
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countries in 2014. It takes an estimated 39 days to complete the eight
procedures involved in registering property. This is on par with the figures for
Sub-Saharan Africa. The process costs an estimated eight percent of the
property value. This unmet demand for land suitable for housing often results
in downward raiding by higher income earners of plots occupied by low
income groups.
Very few private projects aim to deliver affordable housing and Casa Jovem in
Costa de Sol Maputo is often mentioned as one example. Casa Jovem is a 36
hectare housing project under development on the outskirts of Maputo. The
project comprises 1 680 flats in four to eight storey walk-ups, and 300 houses.
To date, 100 flats have been constructed. However with prices of flats between
US$47 000 and US$130 000, it is out of the reach of most Mozambicans.
In its five-year Plan (2010–2014), the Government commits to build 100 000
houses and service 300 000 plots of land by 2014. Through the ‘Housing Action
Plan for the Young, Civil Servants, and Old Combatants’, these broad delivery
plans get more detail: 20 percent of the planned housing delivery is to be
completed by government, 30 percent by the private sector and 50 percent
by residents themselves through self-construction. Only five percent of houses
are to be fully subsidised. The FFH will take the lead in the implementation of
the action plan and will collaborate with all municipalities. With the aim of
securing financial resources for the implementation of the foreseen housing
construction, the Housing Promotion Fund (Fundo de Fomento de Habitação
ou FFH) was enhanced by a financing window (Decreto 65/2010 de 31
Dezembro).
The FFH has not had a major impact in the delivery of social and affordable
housing, notwithstanding this being its main objective since its creation in 1995.
The FFH now foresees the development of public private partnerships to
diversify its financial resources. In March 2012, the construction of the project
Intaka started, which will build 5 000 houses in the southern city of Matola, in
partnership with a Chinese construction company. Unit prices are expected
to be US$63 000 to US$158 100. An agreement with the Chinese
government promised a further 5 000 houses in other cities. A partnership
with a Spanish construction group will see the development of 4 500 houses
in three provinces, with prices starting at US$30 000.
Maputo City Tower, where construction was launched in April 2014, is also part
of government’s efforts to create better housing conditions and to comply
with housing commitments made in its five year programme. The building,
budgeted at US$45 million, will contain 135 apartments of various sizes as well
as areas for offices and shops, leisure facilities, a swimming pool and an
underground car park. The project is based on a partnership between the
FFH and the Dubai based Signature Group. The second project of the same
partnership also started in April 2014: “Chiuba Village” will involve the
construction of 1 200 houses in the northern city of Pemba.
In 2013, FFH launched the building 100 houses in Mutaunha, Nampula financed
through the sale of houses in the Olympic Village. Other developments include
a US$217 million facility provided through three credit lines by the Indian
government in 2013 to fund public works and housing projects. The projects
will include the construction of 1 200 houses in Tete, Zambézia and Cabo
Delgado provinces. FFH signed agreements for a new social housing project
in the Provinces of Cabo Delegado, Nampula, Tete and Maputo, where the
Macau Charlstrong Engenharia, Technologia e Consultoria, Ltd, will construct
50 000 housing units at a total cost of US$5.5 billion.
Despite the multitude of new housing developments initiated, the pricing of
these units make them affordable only to middle higher income earners and
civil servants but they are still meeting an otherwise unmet demand.
With regard to the lack of affordable housing and the lack of access to finance,
most families rely on their own resources for housing construction. It is
common that consumer loans and even microfinance loans are used to finance
part of the construction, the majority of investment however is own savings. In
the north and centre of the country in particular, houses are built with local
materials and self-built housing is affordable. This is more difficult in larger urban

centres where local materials and building land are in short supply. UN-Habitat
suggests that the average household investment in housing is US$15 000, and
that Mozambican families have invested at least US$3 billion in informal housing
in Maputo alone.
Property markets
All land is owned by the state and the right to use land is acquired through a
long-term title known as a DUAT. Land cannot be mortgaged, but construction
and assets on the land can be mortgaged. According to the Global Housing
Indicators, 20 percent of properties are registered.
Towns and cities retain the spatial legacy of the colonial period, with a central
area (the ‘cement city’) formally laid out with some public services. Areas
surrounding these have a mix of unplanned occupation and formal laid-out
areas with plots for self-build. Recently there has been a steep increase in
prices of houses in the cement towns, growing at about 100 percent per
annum. Today these may be worth between US$75 000 and US$1 million.
The purchase price for a flat in a high-rise building can be anything above
US$120 000. These increases have resulted in the gentrification of some small,
relatively well-maintained areas of the cement city. There is some limited new
development in Maputo, mainly in the form of gated residential estates
(condominiums) or blocks of flats.
Most of the urban population, roughly 75 percent, live in less formal areas.
Because overall housing quality and access to public services remain poor for
the majority of citizens, there is little mortgageable stock. Secondary sales are
also limited. Apart from the fact that they are difficult due to the protracted
procedures and consents necessary because of leasehold tenure, owners also
avoid the risk of forfeiting current rights in the process of sale (fearing, for
example, that the title may be questioned). Some rented housing stock
converted to private ownership is emerging from government’s policy since
1991 of divestiture to existing tenants at concessionary prices and interest
rates. The majority of this stock has, however, already been sold.
Investment spurred by the increasing mining activity has led to the rapid growth
of cities beyond Maputo and Matola. Rapidly growing cities such as Nampula,
Beira, Nacala and Tete have been struggling to cope with the pressure, resulting
in the rise of unplanned (and untitled) settlements, lacking adequate
infrastructure. To engage with these urban pressures more effectively,
government created 10 new municipalities in May 2013, bringing the total to
53 across the country.
Policy and regulation
Mozambique’s first housing policy and strategy was approved in 2011 and is in
line with the five-year Government Plan (2010–2014) as well as Agenda 2025.
The policy foresees the creation of adequate housing at an affordable price
for all social groups. The policy recognises the need to improve land
management, facilitate access to infrastructure as well as promotion of housing
construction and availing financing resources. It highlights the need for the
creation of institutional structures which will allow coordination of the joint
effort of line ministries in implementing necessary reforms.
Reforms in systems and regulations around land administration are essential as
important pieces of legislation date back to colonial times, such as the general
law on urban building (Regime Geral das Edificações Urbanas) and the
regulations of reinforced concrete structures (Regulamento de Estruturas de
Betão Armado): Houses built on formally allocated plots must comply with
national building regulations which require brick or cement block walls,
reinforced concrete beams, thereby excluding all but the wealthiest households.
The registration and cadastre systems still only cover limited urban areas; in
Maputo, for example, a mere 10 percent, mainly in the cement town area. This
limits the amount of formally financeable land through mortgages and
contributes to a general lack of clarity on property titles.
Greater coverage of land by the formal administrative system is needed to
improve mortgage markets. Traditional authorities have been fairly competent
in administering tenure rights in the vast tracts of customary land; however,
using this land as collateral is limited. Collateral enforcement through the
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regular court systems takes a long time (on average three years) and there
are many instances of fraudulent titles.
Improved access to housing finance is an important part of the Financial Sector
Development Strategy 2013–2022 (MFSDS) adopted in April 2013. It provides
an overall vision and a comprehensive and detailed roadmap for reforms in
the financial sector. The strategy foresees the elaboration of a policy on housing
finance, which will address necessary reforms for the development of the
financial market for construction and purchase of housing. A first step in
improving housing finance has already been implemented by revising the status
of the FFH, giving it access to a variety of refinancing resources.
The 2012 Economic and Social Plan and the Slum Upgrading Strategy both
add emphasis to housing and urban infrastructure upgrading.
Opportunities
Recently Mozambique has had healthy economic growth and foreign
investment. Analysts suggest that the development of the natural gas and coal
reserves in Mozambique should have a dramatic impact on GDP growth and
create opportunities in the industrial and commercial sectors. While this has,
and will continue to support a boom in the higher end property market, the
need for greater supply of affordable housing is significant. Housing finance is
largely cash-based, and there is a dire need for long-term housing finance.
Greater mortgage lending will require a more efficient land administration
system. This is particularly important in a country where all land is owned by
the state and the need for state consent is onerous. There is enormous need
and potential for housing microfinance; a pre-existing microfinance industry,
self-build being an accepted building method, provision of starter plots by the
Housing Promotion Fund and secure tenure among urban dwellers.
At the Africa (Global Real Estate Institute) GRI in 2014, delegates highlighted
key opportunities, such as the fact that in Maputo, commercial, office and
residential real estate remain key drivers, while opportunities for retail and
social housing remain. They noted that Mozambique’s risk return profile is high.
Growth since the 1990s has been tremendous while Mozambique’s geographic
position is a plus. They cautioned, however, that the law as written and as
practiced are different. It is therefore critical for all foreign investors to get
local partners to get an understanding of the local reality.
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Overview
Namibia is a middle income country in Southern Africa, with the GDP per
capita forecast to be US$5 156 in 2014. Namibia is one of Sub-Saharan Africa's
most stable countries, as well as one of its most attractive investment
destinations.
Real GDP growth is forecast to strengthen over the short to medium term and
will pick up to five percent in 2014 and 5.1 percent in 2015. This improvement
in the economic outlook is due to a number of factors that include: 1) Global
economic uncertainty receding (which has in recent years depressed the
mining, tourism and manufacturing sectors); 2) The agriculture sector is also
expected recover; 3) The initialling of the renewed Economic Partnership
Agreement with the EU on 15 July 2014 which secures Namibia’s duty-free,
quota-free access to European markets for its livestock and agricultural
products, is a promising boost for the economy; and 4) Gross fixed capital
formation will be a key contributor to headline growth over the coming years
driven by rising investment into major infrastructure and mining projects.
The bulk of Namibia’s imports are sourced from South Africa. As a result,
domestic inflation will remain heavily influenced by inflationary trends in South
Africa. Furthermore, in October 2013, the Namibia Statistical Agency rebased,
reweighted, and revised the inflation statistics, which helped to pull the average
rate down to 5.8 percent for the first ten months of 2013.
Namibia suffers from relatively high rates of unemployment, and while this has
been improving, it still stands at around 30 percent. Furthermore, Namibia has
a Gini coefficient of 74.3 with the richest 10 percent earning 107 times the
income of poorest 10 percent (compared to 16 times in the US). The ratio
highlights the fact that Namibia is effectively two economies – one modern
with a skilled workforce of around 200 000, and the other based on subsistence
farming, employing the majority of the populace who live below the poverty
line.
Access to finance
Namibia’s financial banking system, with strong links to South African financial
institutions, is mature and efficient. There are 7.10 commercial bank branches
per 100 000 adults and 0.84 ATMs per 1 000 km2. Namibia scores high in
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terms of ‘ease of getting credit’, in 50th place out of 189 countries, although
down three places from 2013.
There are four large commercial banks, all privately owned. Three of the banks
(Nedbank, Standard Bank and FNB Namibia) are subsidiaries of South African
banks; the fourth (Bank Windhoek) is Namibian-owned. FIDES Bank Namibia,
a micro-credit bank, and SME Bank, complete the commercial sector’s picture.
These latter two, which are majority state-owned, started operations in
November 2012, focusing on small and medium-sized enterprises.
Furthermore, there is one savings bank (Nampost), 10 insurance companies
and 348 microlenders. Namibia’s banks are regulated by the Bank of Namibia
(BoN or Central Bank).
Banks account for 40 percent of the financial market share. Traditionally,
lending to households and corporations has been a significant part of bank
credit and has been increasing, with about 31 percent of the banks’ total assets
being in the form of mortgages in 2013. This means Namibia’s mortgage
market is relatively large by continental standards and second only to South
Africa’s. That being said, according to the Namibia Labour Force Survey
(2010), nearly 70 percent of all households live in dwellings that are owner
occupied without a mortgage, and only 12 percent of households have
mortgages.
Banks are well capitalised and highly profitable. The ratio of Tier 1 capital to
risk weighted assets increased to 11.5 percent at end 2013, from 10.9 percent
at end 2012, comfortably exceeding both the minimum requirement set by
the BoN of six percent and the Basel III requirement of seven percent.
Nonetheless and despite a low level of non-performing loans (NPLs) – 1.3
percent of gross loans at end 2013, unchanged from a year earlier – the high
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ratio of household debt to disposable income (87 percent at end 2013,
compared with 83 percent in June that year) is a source of vulnerability. As
much of this debt consists of mortgage loans at variable interest rates, loan
quality would be undermined by a rise in interest rates. The concentration of
lending in mortgages heightens the banking sector’s vulnerability to shocks in
the property market. That being said, mortgage NPLs fell from 55.7 percent
of total NPLs in June 2013 to 53.7 percent of total NPLs in December 2013,
suggesting the risks stemming from housing markets are under control, for now.
Furthermore, the infrastructure to facilitate mortgage lending is fairly well
developed. In terms of the World Bank’s 2014 Doing Business Report, Namibia
scores four out of a possible six on the ‘depth of credit information’ index, as
the country has three private credit bureaus that include data on about 66.2
percent of the adult population. Government has issued a bill on the
Supervision of Financial Institutions, which includes the licensing and regulations
of the credit bureau sector. What is lacking is a collateral registry system unified
geographically and by asset type.
Some microlending for housing purposes is starting to take place, for example
by the Shack Dwellers Federation of Namibia (SDFN). The SDFN provides its
members with loans ranging from a minimum of N$8 000 (US$727) to
N$26 000 (US$2 364), with the main determining factor of the loan value
being the ability to repay the loan. The loans are repayable within a period of
11 years at an interest rate of 0.5 percent per month. The government’s
Financial Sector Strategy also includes improved consumer literacy and
protection, and local ownership in commercial banks. Pension-based lending
for housing is allowed, although concerns have been raised that part of the
money is diverted for consumer rather than long-term housing spending.
Better enforcement for correct use is needed.
To promote enhanced access to financial services, Namibia launched a Financial
Sector Charter (FSC) in May 2009, which will be in effect until 31 December
2019. The FSC is a voluntary code of conduct for the transformation of the
financial industry. Among its objectives are creating greater access to and
affordability of financial products and services. There are specific targets
regarding lending to formerly disadvantaged members of the population. The
FSC was followed by a Financial Sector Strategy 2011–2021.
FinScope 2011 reports that the number of people who are unbanked has
decreased from 50 percent in 2007 to 31 percent in 2012, with usage of
insurance doubling over the period. Transaction banking and savings also
increased by about 30 percent. Use of credit and loans went up by five percent,
from 15 percent in 2007 to 20 percent in 2011. The FSC targets anticipate that
74 percent of Namibians will have access to financial service by 2019. In 2012,
the FSC developed new legislation to establish a regulatory framework for tier
II banks, which will serve as microfinance oriented banks with a special focus
on serving the low income segment of society.
Furthermore, in order to ensure that the government can deliver on its
affordable housing delivery targets, the Presidency has proposed that the
funding model for the Mass Housing Development Initiative it launched in 2013
be a mix of financing modalities in order to improve poor households’ access
to financing. The model consists of four major sources of funding, namely:
n Government grants and subsidies: The government will provide, within
its resource capacity, annual grants, initially for land development, building
input cost mitigation, rural sanitation and programme management.
Current Government grants provided under 2013/2016 MTEF for housing
projects will be diverted to the mass housing development programme
and will serve as a start-up capital.
n Public Private Partnerships: Significant financial resources will be
mobilised through public private partnerships to be entered into between
the National Housing Enterprise (NHE) and private sector entities. The
partnership model, which is already being pursued by the NHE, entails the
mobilisation of funding through turnkey solutions, bridging finance and coend user financing. It is intended that a Special Purpose Vehicle will be
created through which the government Institutions Pension Fund (GIPF)
and other private investors can invest their money in the housing
programme.
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n Debt financing by local and foreign financial institutions. The option
of debt financing through conventional ways of borrowing will also be
pursued in financing part of the programme. In certain instances,
borrowing by NHE will require Government support through the
provision of a guarantee or other facilitative support.
n Savings of households involved in SDFN housing schemes: The
utilisation of savings of households involved in the Shack Dwellers
Federation of Namibia (SDFN) housing saving schemes will also be used
to partly fund land servicing and people housing processes component of
the programme. An annual budgetary allocation of N$50 million (US$4.5
million) will be made to the Twahangana Fund operating under the
auspices of SDFN assisted by Namibian Housing Action Group (NHAG).
Affordability
According to the May 2014 First National Bank Housing Index, a small housing
unit costs N$500 000 (US$45 482), down from N$537 000 (US$48 847) in
May 2013, while a medium-sized property costs N$1 229 000 (US$111 798)
down from N$1 255 000 (US$114 154) in May 2013. In terms of affordability
at the current interest rate, households need to earn N$13 500 (US$1 228)
to afford a small house and N$33 200 (US$3 020) for a medium house. The
average price of a house financed by FNB costs NS$720 000 (US$65 498). As
93 percent of the population earn less than N$7 000 (US$637) a month,
mortgaged housing is therefore not available to the vast majority of people.
A significant component of this cost – over half – is land and services. The
average price per square metre for construction of a house by a government
appointed contractor is approximately N$5 000 (US$455). In June of this year,
the Ministry of Works and Transport compiled a new mass housing price
guideline that proposes lower charges per square metre to curb the exorbitant
charges made by many companies and middlemen who won tenders. Part of
the recommendations is that companies should reduce their prices by between
15–30 percent to get the charge to around N$5 000 (US$455) per square
metre as originally requested. A two-bedroom house with a kitchen, toilet and
bathroom measuring 42m2 should be priced at N$220 000 (US$20 016) and
that the rate be less than N$5 119 (US$466).
There are further efforts to address housing affordability. In 2013, a mobile, low
cost housing brick plant was opened in Otjomuise, producing a brick that
minimised the use of cement. It was estimated that houses built with such
bricks would cost between N$130 000 (US$11 837) and N$150 000
(US$13 662) and take 12 days to construct. Government has also reduced
stamp duties and transfer cost thresholds.
Expenses on housing, including utilities, account for 21 percent of total
consumption in Namibian households, making it the second largest expenditure
after food and beverages. Therefore, increasing house and rental prices has a
significant impact on the spending power of the population.
Housing supply
To date, the national housing backlog is estimated at 100 000 housing units,
which is growing at an annual rate of about 3 700 units. According to FinScope
2011, the majority of Namibians claim they own their housing, although the
majority cannot prove this with a title deed. Only 24.3 percent say they bought
their home; the majority (62.4 percent) say they built it themselves. A further
11.8 percent inherited their homes. Some 38 percent funded the ownership
(purchase or construction) of their housing themselves. An additional 36
percent said that their housing did not cost anything, as they had used found
materials, suggesting a high level of informal housing, which is supported by
data on servicing levels: while 80 percent have access to water within their
yard, only 52 percent of Namibians have access to some form of toilet. Only
nine percent said they had used bank financing to acquire their housing. Some
10 percent owe money on their housing.

The largest backlog of housing is in the lowest income sectors, with monthly
incomes of N$0 to N$1 500 (US$137) (estimated at 45 000), and incomes
between N$1 501 (US$137) and N$4 600 (US$419) (estimated at 30 000).
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In May 2014, a small housing unit costs N$500 000 (US$45 482), down from N$537 000
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The main goal of the government’s Mass Housing Development Initiative launched last
year is to construct 185 000 units by 2030. On average, 10 278 houses are expected to
be constructed on a yearly basis, resulting in the creation of 25 695 jobs.

While the Build Together programme focuses on people with incomes under
N$3 000 (US$273) per month, the National Housing Enterprise only provides
products to people whose incomes are over N$5 000 (US$455) a month.
This constitutes less than 13 percent of the population.
The main goal of the government’s Mass Housing Development Initiative
launched last year is to construct 185 000 units by 2030. On average, 10 278
houses are expected to be constructed on a yearly basis, resulting in the
creation of 25 695 jobs.
In May 2014, a further 97 200m2 was mortgaged by developers with a
maximum potential of 230 free standing houses. This brings the cumulative
house delivery potential to 7 030 freestanding homes for 2014. However,
developer activity has not yet filtered into the new housing supply numbers fast
enough to have a meaningful impact on delivery.
Since 2003, the National Housing Enterprise (NHE) has built about 450 houses
per year for its target market: households earning between N$5 000 (US$455)
and N$20 000 (US$1,821) per month. Apart from constructing houses, the
NHE has also been involved in servicing land in a number of local authority
areas, resulting in a total investment in service infrastructure of about N$145
million (US$13.2 million). Houses cost on average N$275 000 (US$25 045),
inclusive of land. NHE loans are offered at a maximum of prime minus one
percent.
The private sector is beginning to engage with the demand for affordable
housing. In September 2012, FNB announced that it was looking for
partnerships with low income housing providers. This led to a partnership
with the NHE, with FNB providing the NHE with the necessary liquidity to
develop housing more quickly. In March 2013, Eco Beam construction CC and
Keystone Development Solutions were approved to construct demonstration
houses for the City of Windhoek’s affordable housing project to promote
further delivery of low cost housing. In 2014, Walvis ship repair company
Elgin, Brown & Hamer (EBH) announced it will assist its employees by
procuring 10 000ha of undeveloped land and developing affordable housing on
it. The idea is that employees will be able to purchase homes directly from the
developer via bank-approved loans. Furthermore, JSE-listed residential
property developer, Calgro M3, has committed R812 million (US$74 million)
to supply 1 000 low cost houses.
In the NGO sector, SDFN and its service NGO, NHAG, are active in 84 areas
and have secured 1 621 hectares, providing 5 591 families with secure tenure
and 1 576 of these with toilets, water and electricity. A total of 3 403 houses
have been completed and 185 are currently under construction. The
Federation is also undertaking a local mapping initiative in which 235
settlements have been profiled and 73 have been enumerated.
Property markets
According to the World Bank’s 2014 Doing Business Report, Namibia ranks
178th out of 189 countries for ease of registering a property, a drop of six
places from 2013’s ranking of 172nd. On average the eight procedures involved

in registering a property take 54 days and cost 13.8 percent of the property
value. In 2013 Namibia made transferring property more difficult by requiring
a building compliance certificate before conveyancing can go ahead.The limited
availability of serviced land is mainly due to a lengthy and outdated approval
process for proclamation, surveying, subdivision and registration of land.
According to the Presidency (2013), the various cumbersome procedures
applicable in the process of acquiring a property do have a bearing on
escalating property prices of the limited housing stock available.
The scarcity of available serviced land is both slowing down the process of
housing delivery and pushing up the prices of serviced land, and is the key
challenge facing the housing sector. Land prices saw an increase of 109 percent
month-on-month in May this year and averaged N$122 000 (US$11 112) for
a 300m2 serviced stand and is therefore likely to add inflationary price pressure
to new housing delivery further down the line. Furthermore, land auctioning
is another contributing factor to the rising property prices.
That being said, the volumes of available houses are starting to increase again
(13 percent year-on-year). Volume growth has mainly been driven by
properties in the middle price segment.
Policy and regulation
The vision of government is to provide affordable housing to all Namibians by
the year 2030 through increased investment in the housing portfolio and in the
process eliminate all shacks that are prevalent in various regions and local
authority areas.
Within the context of the 4th National Development Plan (NDP4),
Government undertakes to have a “robust and effective housing delivery
programme where affordability is the key feature of the programme”.
Accordingly, by the end of the NDP4 (2016/2017), 60 percent of households
will be living in modern houses from about 41 percent in 2009/2010.
The government’s main implementing agent is the National Housing Enterprise,
which targets low income formal housing. Established in 1993 by an Act of
Parliament, the NHE acts as developer, provides loans for the purchase of its
own developments and lets out units that have not been sold.
In 2013, a National Housing Technical Committee was also established to
develop a mass housing development strategy. A member of the group, the
NHE highlighted limited access to affordable, serviced land, the inflexibility in
the current land tenure system, legislative and policy constraints that slow
delivery, and a rapidly appreciating property market as some of the challenges.
The proposed plan sets out a differentiated funding model to cater for different
economic and social segments of the Namibian population, drawing on
government, private sector and household financial resources. A N$1.9 billion
(US$173 million) budget was allocated to the Ministry of Regional, Local
Government, Housing and Rural Development to cater for the servicing of
land and improved sanitary standards in urban, peri-urban and rural areas.
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In addition to the above, the Targeted Intervention Programme on Employment
and Economic Growth (TIPEEG) identified housing as one of its four strategic
intervention areas, besides agriculture, transport and tourism. Furthermore, the
Flexible Tenure Act has also been cited as a pioneering piece of land legislation
in its recognition of incremental forms of tenure and building methodology.
A white paper on housing, approved in 2009, contains a number of strategies
relating to the provision of housing such as 1) positioning housing as an
important agent of economic growth, 2) promoting capital investment in local
and regional infrastructure to speed up the process of land delivery, 3)
mobilisation of domestic savings and affordable credit to provide and finance
housing, 4) provision of subsidies and grants by government and development
partners to support social housing, 5) creating sustainable human settlements
through an integrated housing development approaches, 6) promoting the use
of appropriate and alternative building materials and techniques in order to
provide affordable housing solutions, 7) strengthening the housing regulatory
environment, and 8) supporting people housing processes.
Opportunities
Affordable housing presents the highest potential of an untapped housing
market. It not only includes people for whom there are no mortgage products,
but also that section of the population who may qualify for loans but are unable
to access suitably priced housing. Commercial banks are overexposed to
mortgages, which remains an ongoing concern in the economy. Therefore,
there have been calls to provide greater opportunities for fundraising through
securitisation, for example.
The recognised successes of the Shack Dwellers Federation of Namibia
through its group savings and lending methods, incremental approaches to
housing and use of land laws such as the Flexible Land Tenure System suggest
a high potential for housing microfinance.
Furthermore, the use of alternative technologies (such as solar power) and
materials is a key area of opportunity and has the potential to bring down the
long-term costs and reduce costs associated with servicing land.
Finally, in addition to the current proposed PPP programme, further incentives
should be provided to the private sector developers to get involved in the
lower-income section of the market. For example, invite the private sector to
provide proposals under the TIPEEG or a system similar to the South African
subsidy scheme, where developers can apply for a subsidy if they provide
houses for low income groups. Also, insisting that a percentage of all housing
developments are dedicated to affordable housing, will help promote improved
supply and better integration between the different income groups.
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Overview
The Niger Republic is a landlocked country in the north-western part of Africa.
The country is the third largest producer of uranium in the world and in 2012,
also started producing petroleum. An increase in the demand for mineral
resources such as uranium, petroleum, tin, gypsum and gold has resulted in an
economic boom in Niger. The economic boom coupled with the programmes
under the 2012–2015 Economic Social Development Plan (PDES) aimed at
driving sustained and inclusive growth led to double digit growth of the real
GDP: 10.8 percent, in 2012.
The country’s economic growth stagnated in 2013 and early 2014 as a result
of armed conflicts in the neighbouring countries and a slowdown in output in
the agriculture and extractive sectors. The real GDP growth rate in 2013
dropped to 3.9 percent although it is expected to increase to six percent in
2014 and 2015. The country still enjoys a boom in the mining industry as a
result of which there is demand for housing and urban infrastructure.
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developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #
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World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

and analysis) in the second quarter of 2014, and disbursed a total of US$15.9
million loans to 60 562 borrowers. These MFIs also held US$5.9 million in
deposits from 111 347 consumers in the country. The data provided by Mix
Market did not include Asusu SA, one of the most popular MFIs in Niger. It
is difficult to estimate the amount used for housing, however.

Access to finance

Prior to 2000, the government of Niger offered housing finance and
government subsidised homes to government employees through a public
and private owned credit and loan institution known as Crédit du Niger
(CDN) and through a government-owned housing development company
called Société Nationale d’Urbanisme et de Construction Immobilière
(SONUCI). SONUCI is still operating but CDN has been liquidated, and in
2011 was replaced by Banque d’Habitat which to date is still not operating. In
2012, SONUCI developed a strategic partnership with some housing
developers to build 2 000 houses by 2014. In 2013, construction was under
way and each of three prototype houses have been built and can be visited
by potential clients. Construction is still underway in 2014.

Penetration of formal financial services is very low in Niger. In the past decade,
however, Niger has witnessed the establishment of a number of new insurance
companies and commercial banks and an increase in branches (49 in 2009,
and some more recently, in the capital), most of which belong to the four
largest commercial banks in Niger. The branches are concentrated in Niamey,
the capital, with very few in other main cities. There are 11 commercial banks,
a bank of agriculture (Bagri) established in 2011 and one mortgage bank
(Banque d’Habitat), created early 2011 but still not operating. The practice of
microfinance in the country is steadily growing, with about 15 active
microfinance institutions (MFIs). Capital Finance and some others provide
housing finance products, primarily for land purchase. These 15 MFIs reported
to the Mix Market (an online repository of microfinance performance data

A few commercial banks, such as Bank of Africa, Ecobank, Banque Atlantique
Niger SA, BIA Niger and Sonibank offer housing loans to employees of private
companies. In most cases these companies are the banks’ clients and the loans
are secured by the employer, or are mutual guarantee loans. In 2011, Ecobank
and the national labour union of teachers (Syndicat National des Enseignants
du Niger, or SNEN) signed a partnership agreement to finance an affordable
housing development programme for teachers all over the country. Some of
the beneficiaries were awarded their homes in 2012 and 2013. The initiative
has had a positive impact in Niger, and other trade unions have developed
similar projects with commercial banks or microfinance institutions. For the
first time a trade union, Confederation Nigerienne du Travail (CNT), has

Niger’s human development index, which, at 0.337 in 2013 and ranking last
of 187 countries, is among the lowest in the world. Of the Niger Republic’s
18 million inhabitants, three million live in cities, making the country lightly
urbanised compared to other countries in the region. Nevertheless, with a
fertility rate of 7.6 children born per woman, one of the highest in the world,
the urban population is estimated to double in 12 years. The demand for
housing remains very high.
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developed a similar programme with the exception of accepting non-members
of the union to participate in the programme as long as they meet the eligibility
criteria.
Mortgage financing is still in an embryonic stage due to the low average income
of employees in Niger, as well as other constraints, such as the low percentage
of the population who are employed. Some private but informal housing
promoters use their personal funds to build houses for low income and higher
income brackets for rentals. Other forms of housing finance include personal
savings, remittances and family assistance.
As with the majority of the West African Economic and Monetary Union
countries, long-term funding remains a major challenge for Niger’s housing
market. Nevertheless, there are opportunities for developing national and
regional mortgage banks and credit bureaux.
Affordability
Access to mortgage finance is extremely limited, and when available, interest
rates and loan tenure render the cost of borrowing very high. As such, the
majority of the population cannot afford housing. The smallest mortgage
available is CFA Francs 6.5 million (US$12 280), which, at an interest rate of
10.5 percent and repayable over seven to 15 years, would require a monthly
repayment of US$129 to US$218. About 75 percent of the country’s
population earn below US$60 a month (or US$2 a day), which makes even the
smallest mortgage unaffordable. The high cost of borrowing in terms of interest
rates also contributes to the low mortgage affordability in the country. Only
about 22 percent of salary workers (representing less than one percent of the
entire population), in most cases high-level government officials, and to some
extent middle management staff in private companies and international
organisations have access to housing finance.
The majority of the population in the urban areas rent their homes. Rental
homes are provided primarily by informal housing promoters and SONUCI.
Rents vary according to the quality and location of homes. They range from
the equivalent of US$150 to US$3 000 a month in Niamey. Other forms of
rentals include the popularly known ‘rooms’ or ‘room and parlour’
arrangements. These are found all over Niger, especially in the popular streets
of the capital, and the average rents are between US$20 and US$100 a month.
At present no company or institution provides rentals on a larger scale, not
even SONUCI that used to do so in the past. Additionally, less than 0.1 percent
of the population has access to government subsidies for housing due to the
fact that only salaried workers (and particularly government employees) qualify
for subsidised houses.
Housing supply
Housing stock in Niger can be classified in three categories, based on the
material used for construction: construction with mud and straw, and ceilings
of wood (maison en terrecuite /banco); construction with mud and plaster
with cement, and corrugated iron sheet for the ceiling (maison en semi dur);
and construction with cement, concrete and stone, and corrugated iron for

the ceiling (maison en dur) –modern homes. The average cost of construction
of the different categories depends on the geographical location, the size of the
land, the plan and the quality of the material used. The three categories are
found all over Niger. In the capital, housing stock is predominantly constructed
with durable materials, cement and concrete.
The rate of housing supply is insufficient to meet the demand, estimated in
2000 by the ministry in charge of housing (Ministère De l’Equipement De
l’Habitat et de l’Aménagement du Territoire) to be about 40 000 units a year.
There is a need to update the study, however, as recent events appear to have
exacerbated the backlog. The recent boom in the mining sector, the Libyan war
and the political crisis in Mali have all accentuated rents and demand for houses
in Niamey as well as in other cities. The absence of mortgage banks in the
provision of end-user finance is a major challenge to the development of
housing.
There are about 25 formal enterprises in the construction industry, most of
which are in roads and other urban infrastructure with very few in the real
estate sector. Those in the real estate sector focus on land acquisition from
traditional proprietors and servicing the land into plots. The serviced plots are
sold to potential homeowners who build their homes incrementally. The
majority of potential homeowners finance these purchases with savings and
loans. There are different methods of financing by commercial banks and MFIs,
but among MFIs the most popular consists of initial savings over three to five
years for land acquisition, after which a loan is granted according to the client’s
income and the land title. The loans in most cases are insufficient for building
a home; therefore most homeowners build their homes over a period of time.
In the 40 years between 1960 and 2000, the government of Niger financed
only 1 236 houses. More recently, the government has introduced policies that
are intended to induce the private sector to participate in developing housing.
These initiatives include public private partnership projects, and facilitating
access to land for developers. The construction of low income houses such as
the Sari Koubou project, financed by government, and the Projet la Renaissance
du Niger, financed by SONUCI, local banks and regional financial institutions, are
examples of recent progress. These houses are mainly for middle income
government employees, however. In 2014, 38 out of the 174 houses of the Sari
Koubou project have not been delivered. The beneficiaries all signed the
necessary documents for ownership last year and the remaining 38 houses
which did not meet the deadline of 2013 are to be delivered in the second half
of 2014. The three prototype houses of the Renaissance du Niger are
constructed and delivery of the first phase of the project is scheduled this year.
Other important projects under construction include the teachers’ trade union
housing programme, the Capital Finance housing project, the Société
Nigérienne Des Products Pétroliers (SONIDEP) villas and the customs trade
union housing. There has not been a significant change in these projects as to
date there has not been delivery. The teachers’ trade union houses are still
under construction though there are no statistics available and the Capital
Finance project has not been implemented although the company continue to
sell serviced plots of lands.
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The smallest mortgage available is CFA Francs 6.5 million (US$12 280), which requires a
monthly repayment of US$129 to US$218, unaffordable for the 75% of the population who
earn below US$60 a month.
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The construction of low income houses such as the Sari Koubou project, ﬁnanced by
government, and the Projet la Renaissance du Niger, ﬁnanced by SONUCI, local banks and
regional ﬁnancial institutions, are examples of recent progress but are mainly for middle
income government employees.

<$1.25 per day

Most people in urban areas rent their homes, primarily from informal housing promoters
and SONUCI with monthly rents from US$150 to US$3 000 in Niamey.
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Property market

Opportunities

Property prices have risen steadily over the past five years given an increase in
demand for houses (and insufficient supply) and the boom in the mining sector.
Due to the nascent petroleum industry, and the increase in urbanisation, there
is a high demand for property. Foreign investors, rich Nigerien citizens and
Nigeriens from the diaspora are buying properties and investing heavily in
modernising the stock of residential and commercial properties in the capital
and other cities. The growth in the market is expected to continue due to the
growing demand for commodities, coupled with the ambitious programme of
the president, known as ‘Niamey Nyala’ or ‘Niamey the cute’, a programme to
metamorphose Niger’s capital city Niamey into a modern, attractive city.

Niger offers great opportunities for housing and mortgage products, for the
following reasons: a huge deficit in affordable and adequate houses, the
uranium exploitation, the exploitation of petroleum and complementary
activities, the influx of foreign investors in the mining, petroleum and agricultural
sectors and a significant increase in the income of middle class Nigeriens. The
Niger market also offers potential for other urban infrastructure investment.
There is a need for long-term financing to develop affordable houses for the
majority of people in Niger, and higher income properties for the minorities
and expatriates. The ambitious government programme to transform the
capital city of Niamey into a modern city also bodes well for increased
investment. The reform in land management, registration of properties and
fiscal advantages offered by the government of Niger Republic to formal private
enterprises are incentives for promoting a dynamic housing development
business and housing finance.

According to the World Bank’s 2014 Doing Business Report, Niger ranks 80th
globally in terms of ease of registering property, a improvement on its rank of
83rd in 2013. Four procedures are required to register property (less than the
six procedures required, on average, across Sub-Saharan Africa), and the
process takes 35 days (almost half the Sub-Saharan African average). Niger has
improved on the property value, nine percent compared to 11 percent last
year, but the cost of registration is still relatively high.
Policy and regulation
Since the late 1990s, there has been a significant evolution in urban planning
and urban management. The Niger Republic’s national policy and regulation on
land (Politique Nationale en Matière d’Habitat) was adopted on 29 December
1998. The law defines the procedures for housing finance and the approach
to promoting housing development. These include creating a national housing
fund scheme, creating a national research centre to promote construction
materials and technology, and transforming CDN into a housing finance bank.
The national policy on habitat advocates for housing loans by commercial banks,
and encourages private investments and savings.
In 2012, the Public Private Partnership Act was adopted. This relates to the
development of urban infrastructure, especially housing, where long-term
financing is crucial. The goal of the act is to promote private interest in the
development of housing and other urban infrastructure.
In terms of urban planning and land administration, the land administration law
(la Loi d’orientation sur l’Urbanisme et l’Aménagement Foncier, or LOUAF)
was adopted in March 2008. LOUAF deals with customary property rights and
decentralisation. The adoption of LOAUF has contributed to the clarification
of responsibilities between the central authority and communal authorities.
This in turn facilitated the registration of properties in rural areas. Prior to
implementation, it was impossible to register rural land or properties. Research
is needed to measure implementation and evaluate the impact on the
decentralised communities and on the development of housing and housing
finance in Niger and other UEMOA countries.
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There are different ownership rights (for example, full and temporary rights, as
well as customary rights). Although there has been reform in land
administration, the registration of properties to obtain full ownership rights of
land and property – land and property titles, or Titre Foncier – remains a
challenge. The difficulties encountered will hopefully be addressed by Sheida,
the reform system adopted by the UEMOA countries in 2006 to simplify the
process of obtaining full ownership title. The reform has reduced significantly
the cost of registration, and has eliminated unnecessary bureaucratic
authorisations. The outcome of the reform can be measured in terms of the
number of land titles awarded before and after the introduction of Sheida: 150
before and 1 000 after. There is an urgent need to update these figures and
evaluate the impact of Sheida.
Sheida, LOUAF and the new investment code will certainly contribute to
accelerating the development of housing and housing finance in Niger.
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Nigeria
KEY FIGURES
Main Urban Centres

Lagos (capital), Abuja,
Port Harcourt

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

165,85 Nigerian Naira (NGN)
12.2 | 8.5 | 8.1

Population^ | Population growth rate (2013)^
173,615,345 | 2.79
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 46.09% | 4.68%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

3,005.51 | 5.39%
2,710.00
46.0
7.50
39.74
152 | 0.504

Lending Interest Rate^
16.72
Credit % of GDP^
..
Average Mortgages % of GDP°
0.58% (2011)
Price To Rent Ratio City Centre** | Outside City Centre**
17.45 | 20.35
Gross Rental Yield City Centre** | Outside of City Centre**
5.73% | 4.91%
Outstanding loan to purchase a home, older adults (% age 25+) 0.26
Outstanding loan for home construction, older adults (% age 25+) 2.19

Overview
Nigeria is the most populous country in Africa and 8th in the world, with a
population of 173 million. Over the past decade the economy has been
growing at an average rate of around seven percent yearly and, after
Johannesburg, Lagos has the biggest, most liquid market in the region.
Recently the nation surpassed South Africa as the continent’s biggest economy.
By rebasing its GDP from 1990 to 2010, the GDP now totals N80.3 trillion
(US$484 billion). Agriculture, particularly crop production, and trade continue
to be the main drivers of the economy, while the oil sector has been declining.
Even though Nigeria’s GDP places it among middle income countries, at just
US$3 000 per capita, income is low, less than half of South Africa’s US$7 336
per capita income.
The real estate market contributed 8.02 percent to GDP in 2013, and the
building and construction industry 3.12 percent. This is small, given the
country’s high rate of urbanisation, estimated at 3.8 percent. Both sectors grew
rapidly, real estate by 11 percent and building and construction by 13 percent
between 2012 and 2013.
The Ministry of Lands, Housing and Urban Development was allocated
N18.5 billion for 2014, 40 percent less than 2013, amounting to 0.39 percent
of the national budget. Of this, N5 billion is for recurrent expenditure, leaving
only N13.5 billion for capital expenditure on housing and urban development.
If spent on building homes, just 2 700 two-bedroom bungalows will be built at
a conservative unit price of N5 million. With a housing deficit of already over
17 million units this is insufficient.
Access to finance
Nigeria’s financial system has undergone several reforms over the past ten
years. The impact of these reforms include the decrease in the non-performing
loan (NPL) ratio – 34.5 percent in November 2010 to 3.8 percent as at March
2014, while year-on-year private sector credit increased by 26.4 percent.
The financial system is becoming more sophisticated with deeper penetration
of the insurance and pension industry. As of December 2013, the financial
system grew by 10 percent in terms of operators; however it is expected that
there will be a reduction due to the recapitalisation process occurring in the

What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

US$6,00

Ease of Doing Business Rank !
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World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

Non-Bank Financial Institutions industry, with 21 commercial banks, six
development financial institutions, 82 Primary Mortgage Banks (PMBs), 820
Microfinance Banks (MFBs), 61 finance companies, and 2 889 Bureaux de
Change.
In 2013, CBN announced three major reforms to the commercial banking
system – a new banking fees structure, increased the CRR for public sector
deposits, and extended the cashless policy.
2013 also saw the launch of the N220 billion Micro Small and Medium
Enterprises Development Fund (MSMEDF), by CBN, tasked to provide
wholesale funding to Microfinance institutions (MFIs) as well as enhance access
to financial services for women (60 percent of the fund has been dedicated
to enterprises promoted by women). The industry is also picking up pace in
its push for financial inclusion; in addition to the launch of the MSMEDF, the
country has rolled out the cashless policy across the country.
The number of licensed microfinance banks reduced from 882 in 2012 to
820 in 2013 due to the revocation of licences from MFBs that were confirmed
inactive. This was a significant factor in the reduction of net loans and advances,
decreasing from N141.67 billion to N129.03 billion as at December 2013. As
at March 2014, housing microfinance loans stood at N5.172 billion, accounting
for four percent of all MFB loans.
In 2012, the World Bank launched the Global Financial Inclusion (Global
Findex) Database, exploring levels of financial inclusion around the world.
According to Global Findex, while 30 percent of Nigerians over the age of 15
have an account at a formal financial institution, only two percent of Nigerians
over the age of 15 have a loan from a financial institution, and almost none (0.6
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percent overall) have an outstanding loan to purchase a home. Borrowing for
home construction is more common, although still miniscule: 1.7 percent
overall, or 1.5 percent of the top 60 percent of income earners and 1.9 percent
of the bottom 40 percent of income earners had a loan for home construction.
Despite the size of the Nigerian economy, mortgage debt to GDP is about
one percent, and only about five percent of the 13.7 million housing units are
currently financed with a mortgage. This is despite the fact that there are a
significant number of players in the housing financing sector.
In addition to the PMBs, 20 registered banks also offer mortgages. Interest
rates are high, but vary considerably from bank to bank. In July 2014, prime
mortgage rates among commercial banks ranged from 10 percent to 25
percent, and maximum mortgage rates ranged from 16 percent to 30 percent.
The Nigerian government uses the Federal Mortgage Bank of Nigeria (FMBN),
an apex mortgage institution, to promote mortgage lending in the economy
and to manage Nigerian housing policy. In 2012, it was announced that the
FMBN would be recapitalised to a minimum of N200 billion (US$1.2 billion).
The bank, previously plagued with a high NPL, also recently reported recovery
of over N1.2 billion (US$7.2 million) in debt over the past four years driven by
the loan recovery programme the banks put in place in 2009. The FMBN raises
capital through the National Housing Fund (NHF), which obtains funding mostly
by contributions from salaried employees earning N3 000 (US$18) and above
monthly, of 2.5 percent of their salary. Contributors receive a two percent
interest rate per annum and are entitled to apply for the NHF-sponsored loan.
Up to N15 million (US$90 443) can be borrowed, and the borrower must
make a deposit of between 10 and 30 percent. Borrowers who receive an
NHF-sponsored loan pay a highly competitive, six percent interest rate, fixed
for the duration of the loan – up to 30 years. To date the bank has collected
a total of N106 billion, and has disbursed N106 billion (US$639 million),
building 56 000 houses.
In 2013, the FMBN launched the FMBN Informal Sector Cooperative Society
Loan Scheme nationwide, designed to enable informal sector participants to
access the benefits of the National Housing Scheme. The scheme will provide
a platform for members to form housing cooperatives to access loans for
estate development. The scheme involves the issuance of e-collection cards to
contributors, streamlining the collection process and allowing contributors real
time access to their contribution records. The loan facility offers borrowers a
24 months repayment period at 10 percent per annum. Housing units must
fall within a target selling price of less than N5 million (US$30 148).
Long-term funding is a major problem. There is however increasing use of the
capital markets to raise funds for housing finance. There have also been state
level efforts to improve mortgage market liquidity. In 2013 Lagos established
a mortgage board, and also launched a mortgage scheme with an initial capital
outlay of N40 billion (US$241 million), raised from banks for 25 years, to serve
as an intervention fund for long-term financing.

The Nigerian government launched the Nigerian Mortgage Refinance
Corporation (NMRC) in 2013, a liquidity facility with a US$250 million, 40 year
term loan from the World Bank. The new NMRC provides long-term
refinancing to mortgage originators, hopefully also reducing interest rates by
more closely matching long-term loans with long-term sources of capital. It
is anticipated that this will deliver 75 000 homes per annum, creating at least
300 000 direct jobs and 488 000 indirect jobs. The NMRC has been set up
as a public private partnership arrangement with shareholders comprising
government, international development finance institutions, Nigerian
commercial banks and PMBs, and private equity investors. A key constraint
to the development of the mortgage market is the ability to foreclose in the
event of mortgage default. In July 2014 the NMRC launched the First 10 000
Mortgage scheme, which has already been more than six times
oversubscribed. Under the scheme a two bedroom apartment would be sold
between N7.5–10 million.
Other programmes being driven by the Federal Ministry of Finance with
funding from the World Bank include a microloan housing fund (US$25 million)
and a mortgage guarantee programme (US$25 million) to enable low income
earners to access housing finance.
As the housing market grows, interest from Nigerian insurance companies has
resurfaced through the development of insurance products for the housing
and construction sectors.
Credit bureaus were introduced in the country to provide credit information,
and five percent of the population is included on the register. It is now a
regulatory requirement that all the banks and PMIs should be registered with
a minimum of two credit bureaus, and credit checks have been made
mandatory. In the World Bank’s Doing Business 2014 Report, Nigeria is ranked
13th for the ease of getting credit, but also scored a strong nine out of 10 in the
strength of legal rights index.
Affordability
Even though Nigeria is now the largest economy in Africa, surpassing South
Africa, living conditions still remain predominantly the same. Nigerian continues
to struggle with poverty, inequality and infrastructure shortages.
In 2013 it was estimated that 67 percent of the population or 112 million
Nigerians lived below the poverty line and unemployment continues to rise.
The number of jobless Nigerians stands at 20.3 million, which includes 4.3
million youths. Even though, the minimum wage continues to be N18 000 a
month (US$109) the majority of the population fall short of a guaranteed
income. The average price of a low income house within Lagos is reportedly
N4 906 259 (US$29 583). This would require a monthly payment of N29 415
(US$177), suggesting an income of N117 660 (US$709).
There are four main causes for the relatively high cost of housing: high prices
demanded by land owners, the cost of processing land documents, internal
revenue fees and land bureau charges, the cost of construction, and low
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Nigeria’s housing deﬁcit is estimated to be over 17 million units (growing at 780 000 units a
year), due to the high cost of building and slow construction.
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mortgage penetration. Nigeria is ranked 185th of 189 countries on the
Registering Property Index in the World Bank’s 2014 Doing Business Report.
Different states have implemented a variety of initiatives to reduce the number
of steps and cost of processing land documents, specifically obtaining Certificate
of Occupancy (CofO) e.g. e-payments, Homeowners’ Charter Centres etc.
Raw materials are not easy to come by and 90 percent of the components for
construction including electricity are imported. The price of cement has
remained stable in the last twelve months in comparison to other building
materials. This is largely due to government intervention to ensure it stays
below the rate of inflation.
At a national level, to reduce the cost of construction, the Nigerian President
launched an initiative, in 2014, to deliver affordable housing units to Nigerians.
Within this initiative land is given to developers for free, and negotiations with
manufacturers of building materials take place to sell them to the developers
at factory prices. The government has also taken up the responsibility of
negotiating with mortgage operators to increase affordability for low income
earners.
In Lagos, 65 percent of its population live in rented accommodation, spending
over 20 percent of their income on rent. The high demand for rented
accommodation, especially in cities, has led to high agency fees. For low-end
properties, fees are as high as 10 to 20 percent and for high end, three to five
percent.
The Nigerian government is aware of the plight of the renting population and
Lagos State government and the Nigerian Institute of Estate Surveyors and
Valuers (NIESV) has called for low and uniform fees. Rent control laws are also
in place, regardless, this law is regularly ineffective and landlords continue to
dictate the rental market.
Similarly, the Lagos State Tenancy Bill that came into effect in 2011 continues
to be dormant. Due to the high demand and the high cost of building and
construction, landlords can create their own market.
Housing supply
Nigeria’s housing deficit is estimated to be over 17 million units (growing at
780 000 units a year), due to the high cost of building and slow construction.
It is estimated that N56–60 million (US$333 765–US$361 773) is needed to
curb the housing deficit.
Of the 17 million unit deficit, Lagos State is estimated to have a deficit of one
million. In 2012, the total number of units delivered into the market was slightly
above 1 500 units and this rose by 48.2 percent with 2 299 units delivered in
2013. Under the new National Policy on Housing, the Federal Government has
set a target of delivering one million housing units every year.
The Federal Government is using three strategies – land swap initiatives,
affordable and mass housing schemes and accessible mortgage finance. In
addition to the Nigerian Mortgage Refinance Corporation (NMRC), the
government also launched a national N960 billion housing scheme for labour
union members. The first phase of 5 000 houses will be delivered to labour
union residents by December 2014.
Similar to the NMRC, an initiative was started in Lagos, the Lagos Home
Ownership Mortgage Scheme (Lagos HOMS) that aims to support first time
buyers in the state to purchase decent homes. When the scheme was flagged
off in February 2014, 1 104 housing units were completed and 3 156 units
were at various stages of completion.
Both NMRC and Lagos HOMS are PPPs and this is fast becoming one of the
key strategies used by the government. Government is also working with nongovernmental and non-profit organisations to deliver homes to low income
earners. In Plateau State, where the housing deficit is 40 000, Federal Urban
Poor (FEDUP) is developing 10 000 housing units across 17 local government
areas, in partnership with the state government, FMBN and Federal Housing
Authority (FHA).

The private sector continues to deliver new housing units for the luxury and
high income bracket. It is estimated that the formal and informal private sector
provides over 80 percent of the housing stock. It is general knowledge that the
incremental building by individuals on land purchased by private land owning
families is the most prevalent. These low income houses rarely follow building
regulations and are built in un-serviced areas. Despite the government always
building accessible or low income housing, with inaccessible housing finance
they are rarely affordable for the intended group.
Policy and Regulation
At the forefront of the government’s transformation agenda and the Vision 20:
2020 is the provision for adequate housing for all Nigerian citizens. However,
the demand for housing is yet to be realised due to limited access to housing
finance, high cost of housing, land, and raw materials, long construction times,
access to infrastructure, time to process legal documents and policy
inconsistency.
The highly contested 1978 Land Use Act has, and continues to encourage land
disputes, forced evictions and insecurity of tenure. The Act states that the
Governor of the State owns all land in that State and therefore is responsible
for the allocation of land. This has led to three distinct land markets; a market
for direct state allocation, a market for pre-1978 land rights, which have not
been converted, and an informal market where no statuary of occupancy exists.
As a result, the majority of transactions are informal and private.
This Act has been controversial due to its mismanagement. This has led to the
contention of the Act and the creation of a committee to develop a bill and
amend the Act. However, even though a conclusion was met this year where
amendments were made, the core of the Act remains the same.
The 2012 National Housing Policy is targeted at ensuring the construction of
one million homes annually to help spur on the infrastructure development
sector and contribute to housing provision. The policy emphasises the role of
the private sector and the government’s role as a regulator. Mass social housing
was an element introduced for the first time in 2012.
The provision of one million homes annually is being executed through a
variety of schemes such as the Affordable Housing Scheme and the Nigerian
Mortgage Refinance Company (NMRC), which were established under
National Housing Policy and the Transformation Agenda. So far Governors of
12 states and FCT have signed on to work on the Housing Initiative. Some of
the mass housing units developed will be done on a Rent-to-Own Model.
Lagos has also implemented a rent-to-own policy that is attached to the Lagos
Home Ownership Mortgage Scheme. This aims to ensure the scheme is
accessible to not just low income earners but also those who work in the
informal sector.
Other policies and regulations that impact the housing market are the National
Housing Fund Act and the Federal Mortgage Bank Act. Both Acts aim to
ensure a constant supply of loans to Nigerians for the purpose of building,
purchasing and improvement of residential properties. The Federal Mortgage
Bank of Nigeria (FMBN), as part of the Federal Mortgage Bank Act, serves as
a secondary mortgage institution, providing credit facilities to primary mortgage
institutions, real estate development companies or bodies, housing corporations
and housing operatives. To date FMBN has been active, providing funds for
affordable housing developments and recently announced a scheme for
Nigerians in the diaspora, which will be ready before the end of 2014.
The government is yet to provide an enabling environment where policies and
regulations are adhered to, to encourage a progressive housing market and
supply affordable housing. Though this is improving, it is costly and time
consuming to gain approval on developments and process land documents.
The development of an efficient National Housing, Lands and Urban
Development Data Bank developed by improvements in data gathering, analysis
and management will improve on time, cost and management of building,
construction and land acquisition.
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Overall, the housing and land policies allow for an active market and the
provision of affordable housing; however implementation is not as forthcoming
because of, for example, policy inconsistency. Historically, policy inconsistency
has been a challenge, where an administration does not continue the works of
the previous administration and instead starts a new housing provision agenda.
With the presidential election upcoming in 2015 and state government
elections already on the way, there is a possibility of a brand new agenda, which
will led to changes to policies and regulations in the near future.
Property markets
Nigeria has a high income housing market with demand for good quality
housing outstripping supply in many urban centres. However, as very little land
is under formal title, and the predominance of less than mortgageable quality
housing, means that overall the formal housing market is small and serves the
minority. Where titles do exist, geospatial data and the formal registry system
is inadequate, and bottlenecks arise in the property transfer system.
According to the World Bank’s Doing Business 2014 Report, Nigeria ranks
close to the worst globally, 185th out of 189 countries for registering property.
The World Bank estimated that this registration process takes 77 days, and
costs about 20.8 percent of the value of the property, more than double the
average for Sub-Saharan Africa, and five times the OECD average.
The Federal Government recently initiated a pilot with 18 states to fast track
their land approval procedures in partnership with the NMRC.
In 2014, the Nigeria property market was valued at US$41 billion, larger than
the country’s 2014 national budget, showing significant growth. Key cities
driving this growth are Lagos, Abuja and Port Harcourt. There has been a trend
of residential investments targeted at the expatriate community as well as
affluent tenants. Developments in the retail sector has also become a driving
force for commercial property developments especially with new malls being
developed across the country.
The growing size of Nigeria’s property market has also been reflected in the
growth of the real estate sector contributions to the total GDP – 6.6 percent
in Q1 2013 to 7.4 percent in Q1 2014. It is hoped that the policy for PMBs
and the NMRC will address the long term funding constraints in order to
secure further growth in the sector
Opportunities
Nigeria represents a potentially huge market for housing development,
mortgage and housing microfinance lending. At the Africa GRI 2014 delegates
highlighted the fact that despite high transaction costs and corruption for
investors who are able to get projects off the ground, the returns are high.
While the government and its various institutions are paying substantial
attention to the mortgage market, the potential of the housing microfinance
market is increasingly being acknowledged. With a population of more than 70
million low income people and a small mortgage market, housing microfinance
has enormous potential. Many self-build properties have appreciated in value,
pointing to the possibility of housing microfinance products entering the formal
property market and being resold through mortgages. Government attention
to the policy and legislative constraints in the market are all promising and
suggest further opportunities.
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Rwanda
KEY FIGURES
Main Urban Centres

Kigali (capital)

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

690,50 Rwandan Franc (RWF)
6.2 | 4.2 | 4.4

Population^ | Population growth rate (2013)^
11,776,522 | 2.74
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 26.87% | 6.44%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

632.76 | 4.58%
620.00
44.9
0.60
50.82
151 | 0.506

Lending Interest Rate^
..
Credit % of GDP^
..
Average Mortgages % of GDP°
3.64% (2013)
Price To Rent Ratio City Centre** | Outside City Centre**
.... | ....
Gross Rental Yield City Centre** | Outside of City Centre**
.... | ....
Outstanding loan to purchase a home, older adults (% age 25+) 2.07
Outstanding loan for home construction, older adults (% age 25+) 8.74

Overview
Since 1996, Rwanda has seen positive economic transformation, focusing on
upgrading infrastructure, reducing poverty, privatising state-owned assets,
expanding its export base and relaxing trade laws. Rwanda managed to almost
triple its per capita GDP in the last decade and has used donor funds efficiently.
The country also posted strong performance under the IMF's policy support
instrument (PSI) and reduced poverty rates to 45 percent in 2010/11, from 57
percent in 2005/06. A low public debt burden, as a result of debt relief from
the HIPC and MDRI programs, also supports the ratings.
Rwanda is classified as a low income country, with the majority of its population
still engaged in agricultural and mining activities. According to the Fourth
Population and housing census conducted in 2012, only 16.5 percent of the
total Rwandan population lives in urban areas. This represents a slight decrease
from 2002 (16.9 percent). Rwanda’s percentage of urban dwellers is one of the
lowest in Africa. However, by 2020, Rwanda’s population will reach 16 million
people with 30 percent of that total living in cities. Kigali will take the majority
of this increase. Already informal settlements in Kigali make up about 62
percent of the land area and house about 83 percent of the city’s population.
In 2013, Rwanda’s real GDP growth slowed down to 4.6 percent from 7.3
percent in 2012 due to lower than expected performance in agriculture and
aid-related delays in the implementation of strategic public investments
following the suspension of budget support disbursements in 2012. Growth
is projected to recover to seven and 7.4 percent in 2014 and 2015 respectively
due to the recovery in services, improvement in agricultural productivity and
sustained implementation of the public investment programme. As of August
2014, inflation decelerated to 0.9 percent from 3.7 percent in December 2013
and is expected to be around 3.2 percent in December 2014.
The economy is dominated by services, which contributes about 45 percent
of GDP, compared to 33 and 15 percent by the agricultural and industrial
sectors respectively.
Access to finance
Access to finance has been steadily improving. According to the 2012 FinScope
Rwanda survey, financial inclusion has improved by almost 50 percent between

What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

US$15,93
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African Economic Outlook, various years
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Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
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2008 and 2012, with only 28 percent (1.3 million adults) excluded. The
improvement in access was caused by a significant increase in the proportion
of adults who were formally served: in 2012, 42 percent of adults used a
product or service from a formal financial institution and the banked
population increased 23 percent.
During the first half of 2014, one new commercial bank and one new
microfinance bank started their operations. The Rwandan banking system
now has 16 financial institutions up from 14 in 2012. These are made up of
ten commercial banks, one commercial bank which merged with a mortgage
financing bank, four microfinance banks and one co-operative bank (Zigama
CSS).
Rwandan commercial banks continued to dominate the banking industry with
80.4 percent of the total banking system’s assets. In spite of that, the Rwandan
banking system remained concentrated, with the four largest banks together
holding over 54 percent of the total system assets. One major bank is holding
32 percent of the total commercial banks’ assets.
The sector’s performance in terms of growth and stability continued to
improve. The industry balance sheet measured by total assets grew by 17
percent from RWF1 510.7 billion end December 2013 to RWF1 767.6 billion
end June 2014.
Rwanda amended its mortgage laws in 2011 to facilitate access to home loans.
As a result, banks have reduced down payments from 70 percent to 30
percent, and extended the duration of mortgage loans to up to 20 years.
There appears to be an adequate supply of high end, luxury homes in Kigali.
Property owners have complained of falling rents and/or stagnant rental
properties in the newer, high-end developments of Kigali.

143

However while construction remains the fastest growing sub-sector of the
Rwandan economy (accounting for 27.2 percent of total turnover of the
industrial sector), supply of affordable housing to the growing urban population
remains a major challenge. According to a state of housing report by the City
of Kigali, only about half of the existing housing units in the city can be
categorised as habitable while the rest are in urgent need of upgrade.
One major constraint to the development of real estate is lack of mortgage
finance at a reasonable rate of interest. In 2012, it was estimated that 96.2
percent of households had no access to housing finance. There has been a
clear increase in the provision of mortgage finance since 2004 with the current
supply of mortgage finance estimated between RWF64.7 and RWF84 billion.
The numbers of banks offering mortgage finance have also slightly increased.
The Development Bank of Rwanda (BRD) plays a major role in ensuring that
Rwandans are properly housed through financing of large-scale real estate projects
as well as individual home buying and construction. BRD started mortgage
financing in 2011 after acquisition of the former Housing Bank of Rwanda. In
2013, the bank approved mortgage loans amounting to RWF5.7 billion. The
money went into financing of acquisition and construction of 155 residential
houses. In 2014, the Bank will invest RWF5 billion in mortgage financing for
affordable housing in both low and middle income categories.
BCR, Cogebanque, Ecobank, Access Bank, KCB and BK are also mortgage
lenders. From 2004 to 2007, mortgage lending almost doubled from 1.8
percent mortgage debt to GDP to 2.6 percent. Rwanda’s mortgage market
in 2009 was worth between RWF33 billion and RWF47 billion (US$47.8
million and US$68 million), a small number compared to its estimated potential
demand of more than RWF200 billion (US$289.6 million).
Rwanda’s mortgage market faces a number of challenges, the most critical
being the lack of liquidity. The Rwandan stock market, in existence since early
2008, has provided some facility for this including BCR’s 10-year note issue
worth RWF5 billion (US$7.2 million). As a result, the BCR is now offering
20-year loans, funding mortgages with a mix of short-term deposits (65
percent) and the bond issues proceeds (35 percent).
A further challenge was access to land titles however according to the World
Bank’s 2014 Doing Business Report, Rwanda made transferring property easier
by eliminating the requirement to obtain a tax clearance certificate and by
implementing the web-based Land Administration Information System for
processing land transactions.
The microfinance sector is comprised of 493 institutions including 13 limited
companies and 480 savings and credit cooperatives (SACCOs) of which
416 are UMURENGE SACCOs. The sector’s asset size registered an
increase of 14.5 percent between December 2013 and June 2014, rising
from RWF128.7 billion to RWF147.4 billion. The increase was mainly driven
by liquid assets and gross loans.
Rwanda has a well-established micro-lending sector, with 22 MFIs reporting to
the Mix Market in 2013. Between them, they have issued US$128.1 million in
loans to 80 413 borrowers, and have collected US$56.5 million in deposits
from 285 603 depositors. The government has enacted facilitative, specialised
microfinance laws and some housing microfinance lenders are emerging.
The Global Financial Inclusion (Global Findex) Database shows that loans for
home improvement and construction are more popular than loans for home
purchase, suggesting the importance of the microlending sector. In 2011, eight
percent of the top 60 percent of income earners over the age of 15 reported
having an outstanding loan for home construction, versus 1.8 percent for home
purchase. This was similar for the bottom 40 percent of income earners over
the age of 15: 6.5 percent reporting having an outstanding loan for home
construction, versus 1.9 percent for home purchase.
Affordability
FinScope Rwanda 2012 found that 87 percent of adults are from households
involved in farming activities. In Kigali, 26 percent generated their income from
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piecework, 19 percent from business, 11 percent from government
employment and 15 percent from farming activities. 44 percent of adults
reported having more than one source of income. Three percent of adults do
not generate an income, but depend rather on government grants, remittances
or household transfers to subsist.
Access to mortgage finance is limited by household affordability as well as the
irregularity of incomes among some borrowers. Further, deposit requirements
of up to 30 percent make mortgage finance inaccessible to the majority of
people without formal employment.
An intervention launched in 2012 promises to ease some of the affordability
challenges. Home Finance Guarantors Africa Reinsurance Limited, a South
African company, has been working with Soras Assurances Generales Ltd to
establish collateral replacement guarantees. In July, Soras announced a
partnership with BCR and KCB to offer the Collateral Replacement Indemnity
to their mortgage clients.
The price of formal housing is out of reach of the majority. A 2012 study of
housing in Kigali found that a well-located, formal, developer built house costs
about RWF70 million (US$101 376). This is far out of reach of the majority, in
a country where an estimated 90 percent of the population earns less than
US$60 a month. Low and middle income households rather build their housing
independently – often incrementally – on the peripheries of the city, generally
at a cost of between RWF10 million and RWF30 million (US$14 482 to
US$43 447) including land and construction. Plots in peri-urban areas are
bought at low prices, a 600m2 or more plot can be purchased at RWF1 million
to RWF3 million (US$1 448 to US$4 345).
Real estate development and construction have served as key growth sectors
over the past three years. Rwanda’s low and middle income housing market
remains under-served. Total housing needs in Kigali (2012–2022) are estimated
at 458 265 dwellings, requiring construction of 344 000 new units.
Much of inner city of Kigali (Nyarugenge district) has been re-zoned in the
District Masterplan, with an emphasis on larger plots and multi-story multifamily
residential buildings. No permits are being issued for construction, including
home improvements, unless the house plan and underlying structure is in full
compliance with the new zoning regulations. In the other two city districts,
Masterplans are being developed, and no new construction permits are being
issued by the district authorities until that process is complete. Households
unable to comply with the regulations are selling their stake and moving to the
periphery.
Construction costs are high in Kigali, between US$400 and US$600 per square
metre, because of the high cost of materials. The cost of steel, glass and cement
tripled from 1994 to 2011 and materials are mainly imported. In an effort to
promote the use of local materials, Rwanda’s new tax regime, implemented in
early 2013, imposed a 25 percent tax on imported construction materials. In
January 2013, PPC Cement acquired a 51 percent equity stake in CIMERWA
Limited. The move will expand the cement manufacturer’s capacity five-fold. In
response to the fast growing demand for cement in the region, CIMERWA is
investing in a new 600 000 tons per annum cement plant with the latest
technology. The project is well advanced and construction completion is
targeted for the 2014, with production expected to commence during 2015.
Rentals are high. According to a World Bank study, a two-bedroom 70m2
apartment (formal sector housing) can be rented out for as much as US$1 000,
although these are typically aimed at expats or Rwandan diaspora. Most low
to middle income earners cannot afford such rents. They mostly live in informal
housing where the rents are more affordable but basic infrastructure is typically
inadequate and unsanitary. Rentals are volatile and can be raised anytime if
demand is high, which is why landlords usually do not get into long contract
periods that are over a year. At the bottom of the income pyramid, the rent
for a 10m2 room could be as high as RWF20 000 (US$29) for a household that
earns RWF50 000 to RWF60 000 a month.
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Housing supply
A 2012 study of the Kigali Housing Market calculated that the city’s total
housing requirements by 2022 would be 458 265. Towards this, 42 710 of the
city’s existing stock was upgradeable and 71 487 was in good condition,
meaning that the total requirement for new stock by 2022 was 344 068. This
suggested an annual required delivery rate of just over 34 000 units with the
bulk of the demand, 78 percent, for households with a monthly income of less
than RWF300 000 (US$434). To address the demand, the study proposed the
construction of high value units, mid range units, affordable units, and finally,
fully subsidised social housing units. The high value and mid range units would
be financed only with mortgages, and a rent-to-own mechanism would be
applied to the affordable units.
Kigali authorities say that 1 744 hectares for affordable housing units will be
secured within the five-year period. BRD and Shelter Afrique are among the
organisations to invest in such projects. At the same time, 5 000 affordable
housing units are set to be developed at five sites: 3 000 units to be developed
in Akumunigo and Rugarama of Nyarugenge, and 2 000 units in Gaculiro and
Batsinda of Gasabo. So far, the Rwanda Social Security Board (RSSB) has
expressed interest in investing in the project.
Kigali’s acute housing shortage could ease as banks start offering insured loans
covering as much as 90 percent of the cost of a house. The City of Kigali also
recently announced the ease of acquiring construction related permits, cutting
the number of procedures an investor had to go through to get permits from
13 to four during the period 2014–2015. The reduction in procedures is also
expected to reduce the time it takes to acquire the permits from 104 days to
25 days.
In 2013, Rwanda’s insurance sector saw the entry of a new company, UAP
Holding Ltd. In July 2014, the company announced that it would invest
RWF34 billion in the local real estate industry in a bid to ease the housing
shortage that Rwanda faces, especially in the City of Kigali. The project in Kigali
is expected to boost its earnings from investments.
At the national level, the Rwandan government has undertaken a pilot housing
project to address the needs of public servants. The Affordable Housing Project
for Government Employees aims to act as a model for creating more
sustainable affordable human settlements. Low and middle income
government employees (with an income of between RWF100 000 and
RWF350 000 (US$145 to US$507) are targeted. Another government
project involves the construction of houses for 30 822 families living in disaster
prone areas. The evacuation plan is expected to cost the government RWF6.5
billion (US$9.4 million) and new units will be made available to evacuees for
RWF9 million (US$13 034).
Barring a few development entrepreneurs experimenting with houses in the
RWF40 million to RWF50 million (US$57 929 to US$72 411) range, most
developers are building homes priced above RWF70 million. The costs of land
and materials, and limited access to finance, were cited as the reason for the
high costs of the houses. Many of the housing projects undertaken are small

(five to 100 houses). The Rwanda Social Security Board (RSSB) is the largest
developer and built about 700 units (from 2004 to 2011), 250 of which were
subsidised housing targeted at low to middle income earners.
In November 2013, RSSB started on yet another project dubbed “Vision City”
which is the biggest residential housing project to date. It is set on a prime 158
hectare tract of land in Gaculiro in Kigali City. The estate is adjacent to another
RSSB estate named “Vision 2020 Estate”. The whole project will consist of
over 4 500 units ranging from luxury villas to apartments, to be built in four
phases over seven to eight years, and includes a town centre with retail, office
and recreational space.
The second RSSB project will see development of houses for middle income
earners in Kinyinya. This will be the second biggest residential housing project
consisting of 3 672 units of one to four bedrooms set out in four storey
apartment buildings. RSSB also plans to construct 100 low cost housing units
on the outskirts of Kigali.
Shelter Afrique plans to invest US$10 million in low cost housing. It has cofinanced with a local bank for the construction of a 168-apartment estate in
Kinyinya.
The majority are unable to afford the housing that is delivered, and with the
new District Masterplans, informal, self-build activity has ground to a virtual
standstill.
Property markets
The residential real estate market is growing, with more developers entering
the market. From a buy-to-let perspective, Knight Frank real estate consultancy
suggests a seven percent yield can be achieved. The cadastral system is new,
however, and resale market transactions are only just beginning. The National
Land Tenure Reform Programme has recently been launched to improve the
deeds registry system.
Rwanda once again emerged among the best performing countries according
to the World Bank’s 2014 Doing Business Report, becoming 8th and 85th in
registering property and dealing with construction permits respectively.
Rwanda made dealing with construction permits easier and less costly by
reducing the building permit fees, implementing an electronic platform for
building permit applications and streamlining procedures. Furthermore it is
reported that registering property was made easier by eliminating the
requirement to obtain a tax clearance certificate and by implementing the
web-based Land Administration Information System for processing land
transactions requirement to obtain project conditions from the water and
sewerage provider.
Policy and regulation
Rwanda’s National Urban Housing Policy acknowledges the lack of affordable
housing finance products and calls for facilitation of greater access for lower and
middle income groups. The country is generally regarded as a top reformer in
making its business environment more investor friendly.
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Some of the major policies include the Vision 2020 that, among other things,
aims to encourage investment to enable economic growth. The Economic
Development and Poverty Reduction Strategy targets human settlements and
the management of public property through improving planning and
development, and sustainable use of land and the environment.
An affordable Housing Policy is currently being developed and a draft is
available. The policy is a commitment of the government to support the supply
of housing which is affordable to people within all income segments, and the
creation of an enabling environment to do so.
A modernised law on mortgages has made it easier for Rwandans to access
home loans by improving the risk parameters under which banks operate.
Banks can now sell the loan security in the case of defaults, and the down
payment requirements have been lowered to 30 percent, and lower, with the
new collateral replacement guarantee. A new banking law has been published,
and the process to update the prudential regulations started towards the end
of 2009. An amendment to the Social Security Act of 2006 resulted in the
establishment of an umbrella, compulsory contribution provident fund to which
citizens and government will contribute. According to reports, the fund will be
used to help develop affordable housing.
Opportunities
Housing finance demand, both mortgage and microfinance, in rapidly urbanising
Rwanda has barely been met, and there is great potential for growth. More
players are needed in the market to improve accessibility. As a top regional
performer in reforming the macroeconomic environment, the state has
performed its role as a market maker well.
Rwanda has made tremendous progress in registering property, and this shows
the commitment of the government to improve the property market by
making it more inviting for developers.
Given Rwanda’s high poverty rates, the mortgage market will not meet the
needs of the majority. Housing microfinance offers an important opportunity
and the HMF lending practices serve as a pointer to this enormous potential.
Further action by the state to enable incremental construction by providing
serviced stands, relaxing plot sizes and building regulations, and promoting the
use of local building materials would all contribute towards growth in this sector.
Clear action towards creating a good investment climate by the state, growing
urban demand and positive economic growth has already made a good start
and provides substantial opportunity for the growth of housing finance in this
country.
The country can also focus on ways to reduce the high interest rate, instead
of having the public sector take undue risks – such as investing in developing
cities in the slowest growing areas in the country.
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Senegal
KEY FIGURES
Main Urban Centres

Dakar (capital)

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

529,3 West African CFA
2.1 | 0.7 | 1.3

Population^ | Population growth rate (2013)^
14,133,280 | 2.92
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 43.08% | 3.62%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

1,071.92 | 4.05%
1,070.00
46.7
9.90
40.30
163 | 0.485

Lending Interest Rate^
..
Credit % of GDP^
32.26
Average Mortgages % of GDP°
0.07% (2010)
Price To Rent Ratio City Centre** | Outside City Centre**
1.68
Gross Rental Yield City Centre** | Outside of City Centre**
.... | 59.43%
Outstanding loan to purchase a home, older adults (% age 25+) 0.10
Outstanding loan for home construction, older adults (% age 25+) 2.81
What is the cost of standard 50kg bag of cement (in US$)? #
US$7,00
What is the price of the cheapest, newly built house by a formal
49 202 (2012)
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property # 150 (2012)
Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !

Overview
Senegal is a low to middle income country located in West Africa on the
Atlantic Coast. The country has about 14.3 million inhabitants, of which more
than 50 percent are under 20 years of age, and only 3.5 percent are over 65.
Comprising an area of 196 700m2, Senegal is highly urbanised: 43 percent of
the population live in urban areas, and 49 percent of these are concentrated
in Greater Dakar, the capital. Dakar has a concentration of about 4 545 people
per square kilometre.
The tertiary sector dominates the economy, with commerce, transport,
telecommunications and other services sub-sectors contributing 60 percent
of economic growth. Still, fishing, tourism and agriculture remain important
economic activities. The economy has been growing steadily and a mood of
development spans the country. GDP growth has hovered around four
percent since 2010, 3.7 percent in 2012, and four percent in 2014. The
economy according to the new development strategy; “Plan Sénégal Emergent,
(PSE)” is expected to grow by five percent in 2015.
The country’s average annual rate of inflation is low – 0.7 percent in 2013 and
estimated at 1.3 percent in 2014. The economy is particularly vulnerable to
fluctuations in the global price of oil, as Senegal imports all of its fossil fuels to
support its energy demands. Power outages and the high cost of electricity led
to riots in June 2011. As a result, the government has committed itself to
implementing energy efficiency measures.
Since independence, housing has been a major concern for every Senegalese
government because of land scarcity and the rate of rural immigration to the
cities, especially Dakar. As a result the government has initiated a series of
programmes among which are ‘Operation Parcelles Assainies’, implemented in
the seventies by OHLM (office des habitats à loyers moderes) and lately
President Wade’s initiatives, ‘”One family-One home,” aided by development
organisations to provide housing for low income earners. In the 1970s the
government supported communities’ initiatives for development and organised
cooperatives. Today, Senegal is a pioneer in implementing a cooperative system
in housing in West Africa. The housing cooperatives of Senegal contribute a
great deal to the national economy and especially provide affordable homes for
low income families.
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World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

Access to finance
Senegal’s financial sector consists of a diversified range of institutions that are
not fully integrated. Some 20 banks are listed by the central bank, as well as
two non-bank financial institutions. Access to finance in the country is low –
only about six percent of the country’s population over the age of 15 have a
bank account, and only two percent use an account to receive wages. Three
major banks control two-thirds of all deposits, and the government owns over
25 percent of the shares in seven of the country’s banks. Many factors hinder
the country’s banking system from distributing medium-term and long-term
credit to businesses and individuals.
The country has a growing microfinance sector, which includes profitable
microfinance institutions and sound supervision. However, access to finance
for housing, and for small and medium-sized enterprises remains a challenge.
For SMME finance, for example, an estimated 80 percent of bank credit
applications are denied because of insufficient collateral. The microfinance
sector is highly saturated, with six major institutions accounting for 87 percent
of customers and 90 percent of all outstanding credit. In 2014, there were 41
MFIs registered on the Mix Market, an online source of microfinance
performance data and analysis), with 241 656 active borrowers, a gross loan
portfolio of US$473.4 million and US$378 million. This is an increase from
2012’s 26 listed MFIs. CMS has the largest loan portfolio size of US$188
million and the largest savings of US$207 million. According to the World
Bank’s 2014 Doing Business Report for ease of getting credit, Senegal ranks
130th out of 189 countries. There is one public registry and no private credit
bureaus in Senegal.
Senegal has a housing bank (Banque de l’Habitat du Senegal, BHS), founded
in 1979, which dominates the housing finance sector, although commercial
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lenders are beginning to chase market share. The main objective of BHS is to
finance real estate and homeownership, emphasising the affordable housing
market. According to Banque Centrale Des Etats de l’Afrique de l’Ouest
(BCEAO), Senegal is the most active country among the member states of
UEMOA with housing loans of BHS representing 30 percent of the total
housing loans (203,7 billions of FCFA) of the union in 2014. Loans are used
to acquire land, to build housing and to purchase housing. BHS has introduced
a housing-savings product that encourages saving for housing by offering
borrowers a reduced interest rate on their loan when they save 10 percent
towards the purchase price. The minimum first payment is CFA Francs 50 000
(US$94) and 3.5 percent interest is paid on the capital at the end of December
each year. Short-term, non-mortgage loans dominate BHS’s activities, however,
growing by 50 percent between 2009 and 2010, while long-term loans
increased by only 2.3 percent in the same period. Interest rates for loans are
low for the continent, at about nine percent. At the end of 2011, the bank’s
collection of savings and credit lines amounted to CFA Francs 156.5 billion
(US$295.7 million). These consisted mainly of housing savings loans, which
increased by 2.04 percent. In 2012, it was announced that the French
Development Agency had granted a €8 million (US$10.6 million) credit line to
BHS to finance and develop Senegal’s mortgage market. The focus of the credit
line would be on short- and mid-term mortgages, targeting consumers with an
income of less than CFA Francs 35 000 (US$71). The Central Bank of the
States of West Africa and the Housing Bank of Senegal have increased the
capital of the Housing Bank of Senegal to CFA Francs 10 billion (US$18.9 million)
after having held a meeting related to the increase in the minimum capital of
credit institutions in the WAEMU.
In 2012, the World Bank launched the Global Financial Inclusion (Global Findex)
Database, exploring levels of financial inclusion around the world. According
to Global Findex, only four percent of Senegalese over the age of 15 have a
loan from a financial institution, and only 0.1 percent have an outstanding loan
to purchase a home. Borrowing for home construction is more common,
although still low: 1.8 percent overall, or 2.3 percent of the top 60 percent of
income earners, and 1.2 percent of the bottom 40 percent of income earners.
Some 26 percent of Senegalese over the age of 15 reported having a loan
from family or friends, and it is possible that some of these loans are used for
housing purposes. Formal housing microfinance does not yet exist, although it
is possible that borrowers use regular commercial microloans for housing
purposes.
Affordability
Housing affordability is limited, given the high price of land and the market
focus of the few developers being on the very rich. In 2012, a 150m2 stand cost
about CFA Francs 2.5 million (US$4 723), although it can cost as much as CFA
Francs 4 million (US$7 557) in high income areas, and as little as CFA Francs
1.7 million (US$3 212) in more remote areas. When developed as a fourroomed house, the property can sell for CFA Francs 25 million (US$47 232),
and in wealthier areas for CFA Francs 55 million (US$103 911).

The government efforts to make homes affordable are undermined by
speculators who end up buying government subsidised homes intended for
low income families from the beneficiaries.
Housing supply
Most housing in Senegal (about 80 percent of urban housing) is self-built,
without an architect, and at a total cost of less than CFA Francs 30 million
(US$56 679). Informal settlements account for 25 percent of urban spaces in
Senegal and for 30 percent of inhabited areas in Dakar. Because of the price
of land, many homes, especially in Dakar, are multi-storeyed. In part, the
dominance of informal housing construction may be due to the building code,
which only requires architectural plans and building permits for buildings costing
more than CFA Francs 30 million. While this supports incremental
construction, the absence of any regulation or construction technical assistance
can lead to hazardous building practices. In September 2012, flooding in Dakar
put more than 10 000 homes under water and destroyed many other houses,
and this followed floods in 2009 when 33 000 families were affected. A critical
issue in Dakar has been the rapid urbanisation rate and the city’s inability to
keep up with the necessary storm water drainage and sewerage systems.
During the drought of the 1970s and later in the 1980s, internal migrants
settled in low-lying flood plains, and there was little control to prevent
occupation. It is estimated that between 1954 and 2003, low income informal
residences took over 95 percent of natural areas, including dried flood plains.
With the floods of recent years, these areas have been particularly vulnerable.
Much of the informally built housing has not been able to withstand the
pressures of the floodwaters, and densification has made the situation extreme.
Demand for housing is estimated at 200 000 units with an annual increase of
10 percent. There are several constraints to the housing supply, especially for
low income earners. A lack of formal market players, limited availability of
serviced land, limited availability of relevant financial products, high construction
costs and weak policy all constrain the market. In response to these challenges,
the government introduced its ‘one family one roof ’ initiative, focusing on the
affordable housing market to address the demand for housing. The provisions
in the programme include free housing and land, tax breaks and a range of
subsidies which are offered to homebuyers who purchase housing that costs
less than US$15 000. Implementation is slow, however, and the supply of
housing insufficient. A land regularisation programme adopted by the
government in 1991 is equally slow: by 2010, only 6 469 plots had been
regularised.
UN-Habitat reports that government has made significant progress in terms of
the supply of clean drinking water – this was almost universal by 2008 – and
sanitation (63.9 percent coverage in urban areas in 2007). Electricity supply has
been less successful, but an emergency plan to address electricity constraints
was implemented in 2011.
Co-operatives are an important source of affordable housing supply. UNHabitat reports that there are more than 250 co-operatives, half of which
already have saved more than CFA Francs 7 billion (US$13.2 million).
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The Senegal housing market is ﬂourishing due to a number of factors among which are its
geographical situation, the political stability, the ambitious infrastructure programme of
former president, Abdoulaye Wade, the presence of many international organisations and
development agencies.
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Informal settlements account for 25% of urban spaces in Senegal and for 30% of inhabited
areas in Dakar with many homes being multi-storeyed.
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Very little information is available on affordable housing delivery developments
in Senegal, although reports suggest that the construction sector is growing.
Senegal ranks 165th, the lowest among the UEMOA countries, in the World
Bank’s 2014 Doing Business Report, with 14 procedures required and an
estimated 245 days to get a construction permit; and ranks lowest on the ease
of doing business 2014, 178th out of 189 countries compared to 176th in 2013.
Property registration is even worse than 2013, putting Senegal at 174th position,
the lowest in the region. It takes double the average time it takes in SubSaharan African countries to register a property in Senegal (122 days) and the
procedure costs 15.2 percent of the property value – also the highest in the
UEMOA. Still, the housing backlog in Senegal has made this a country of
particular interest for investors. UN-Habitat suggests that formal, private
property developers in Dakar produce upwards of 1 000 units a year.
Shelter Afrique has been working in Senegal for some time and have
completed 18 projects, with a further five projects still in the pipeline. The
projects range in price from US$1 million to US$5 million. Shelter Afrique has
approved a CFA Francs 2.7 billion project in Espace Mamelles (15 minutes
from downtown Dakar) to develop 120 apartments partially funded through
a lease purchase scheme offered by the developer. The apartments will be set
in 12 building blocks, each comprising 10 two- and three-bedrooms units
spread over four floors.
Habitat for Humanity has provided construction and financial services in
Senegal since 2001. Working with housing co-operatives, the NGO has
supported the construction of over 300 houses. Since 2009, the emphasis has
been on supporting households to improve the quality of their housing,
providing construction technical assistance specifically to address the risk of
flooding, as well as affordable housing microfinance.
A project to reduce greenhouse gas emissions from commercial and residential
sectors through the development of energy efficient practices in building
construction in Senegal was proposed in late 2012 by the UNDP. In making
the proposal, the UNDP notes that many of the historical building practices and
standards in Senegal were imported from northern climates without
adaptation. While new codes have been introduced, these contain some of the
old elements and lack an emphasis on energy efficiency. The UNDP proposal
seeks to build energy efficiency principles into the codes. A key challenge,
beyond the technical factors, will be the administrative adaptation of these
codes in the analysis of requests for building permits and building inspections
carried out during and after construction. It is hoped that the energy efficiency
approach will promote the use of local building materials, thereby contributing
towards more sustainable and affordable building practices, even with the
increased costs associated with implementing energy efficiency standards.
Property markets
In 2011, the government of Senegal passed a new Land Tenure Act, ensuring
security of tenure. The Act authorises the holders of temporary occupancy
permits in urban centres to transform them, at no cost, into permanent title
deeds. The goal of the Act is to promote the development of mortgage
activities and induce capitalisation of properties. With reinforced security of
tenure, it is expected that landlords will invest in upgrading their properties.
The result is up to expectation. Most houses in the capital have been upgraded
and land and homes prices have escalated. Dakar residents and even
Senegalese in diaspora are taking advantage of the new law, for many are
registering their properties and the values of property are appreciating. This
result is expected to be duplicated in other regions of the country.
The rental market in Senegal is said to favour the landlord. In theory, rents on
residential leases are fixed by law according to the market value of the
premises. In practice, however, rents are decided solely by the landlord.
Presently, there is little financing available for producing rental housing on a
large scale but the market is promising, considering the efforts of the
government in securing long-term financing for affordable homes to sustain
the growth in the sector.
According to real estate consultancy Knight Frank’s 2013 property report for
Senegal, the residential construction market is quite dynamic, with a few

developments along the way. Middle to low income households can expect
housing development along the AutoRoute and the VDN. The property
market is strongly influenced by the importance of the informal sector. The
majority of transactions are informal, with limited facilitative (estate agency)
services.
The new Land Tenure Act hopefully will stimulate the formalisation of the real
estate market.
Policy and regulation
Senegal’s housing sector suffers under a complex legal and regulatory
framework. UN-Habitat reports that 12 central departments of the various
ministries are involved in processes related to housing. Coordination between
these bodies is complicated, and this creates delays in the process and cost
overruns. The opacity of the system undermines the enforcement of laws and
regulations, or worse, supports corrupt responses. Law 96-06 of March 1996
(Local Communities Code) sought to transfer land management responsibilities
and powers to municipalities and local administrations. While this was intended
to improve management, the law did not deal with the customary and informal
practices that existed. This has resulted in a management stalemate, and as
UN-Habitat suggests, reinforces the proliferation of squatter settlements.
The government’s regulatory efforts to improve access to housing for the
average Senegalese and low income families is not yielding expected results; on
the contrary it has burdened the low income earners and frustrated housing
cooperatives and other syndicates.
Opportunities
The Senegal housing market is flourishing due to a number of factors among
which are its geographical situation, the political stability, the ambitious
infrastructure programme of former president, Abdoulaye Wade, the presence
of many international organisations and development agencies, dynamic cultural
events, and a robust tourist industry.
Dakar, the capital, is the home to the regional headquarters of many
international organisations and some regional organisations. The current
growth rate, the rate of urbanisation, the government infrastructure
programme and the commitment of the African Development Bank to support
the government programmes, are indicators that the housing boom is here to
stay.
The current boom has concealed the poor performance of Senegal as far as
dealing with construction and registration of property (World Bank’s 2014
Doing Business Report). The country occupies the last position among the
UEMOA states. The government needs to address the complexity of the
housing policies so that average and low income families can benefit from the
housing boom.
Sources
Demirguc-Kunt, A. and Klapper, L. (2012). Measuring Financial Inclusion: The
Global Findex. World Bank Policy Research WP 6025.
Diallo, A. (2003). Regulation and Supervision of Microfinance NGOs in
Senegal.
Diop, C. (undated). Urban Decentralisation Development Program.
Faye, J. (2008). Land and Decentralisation in Senegal.
Financial Standards Foundation (2009). Country Brief: Senegal.
IMF (2005). IMF Country Report: Senegal.
Jenkins, H. (2010). The Impact of Regulation of MFIs on Microlending in
Senegal. Eastern Mediterranean University.
Kane, S. (2011). Women and Development in Senegal: Microcredit and
Household Wellbeing. Miami: Florida International University.
Mbow, C., Diop, A. and Diaw, A.T. (2009). Flood Risk and Land Occupation in
Darkar Outskirts. Does Climate Variability Reveal Inconsistent Urban
Management?
Payne, G., Rakodi, C. and Durand-Lasserve, A. (2008). Social and Economic
Impacts of Land Titling Programmes in Urban and Peri-Urban Areas:
International Experience and Case Studies of Senegal and South Africa.

149

UNDP (2012). Senegal: National Greenhouse Gas Reduction Program through
Energy Efficiency in the Built Environment. Proposal under Regional: SPWA-CC:
GEF Strategic Program for West Africa: Energy Component (PROGRAM) to
be funded under the GEF Trust Fund.
UN-Habitat (2011). Low Income Housing: Approaches to Helping the Urban
Poor Find Adequate Housing in African Cities.
UN-Habitat (2012). Housing Sector Profile. Senegal.
US Commercial Service (2004). Doing Business in Senegal: A Country
Commercial Guide for US Companies.
World Bank (2002). Country Assessment Report: Senegal.
World Bank (2014). Doing Business 2014: Senegal.
African Economic Outlook Stat. 2014
BCEAO. Rapport Annuel 2012
BCEAO. Annuaire des Banques et Etablissement Financiers de l’UEMOA 2013
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Websites
www.africaneconomicoutlook.org
www.africainvestor.com
www.bhs.sn
www.citiesalliance.org
www.doingbusiness.org
www.hofinet.org
www.mfw4a.org
www.mixmarket.org
www.shelterafrique.org
www.thegef.org
www.worldbank.org
www.housinginternational.coop
www.globalpropertyguide.com
www.unhabitat.org
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Seychelles
KEY FIGURES
Main Urban Centres

Victoria (capital)

Exchange Rate: 1 US$ =

14,26 Seychelles Rupee
(SCR)
7.1 | 4.4 | 4.2

Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

Population^ | Population growth rate (2013)^
89,173 | 0.98
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 53.23% | 1.58%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

14,219.76 | 3.50%
12,530.00
13.4
...
65.77
71 | 0.756

Lending Interest Rate^
12.29
Credit % of GDP^
24.87
Average Mortgages % of GDP°
3.19% (2012)
Price To Rent Ratio City Centre** | Outside City Centre**
8.89 | 11.43
Gross Rental Yield City Centre** | Outside of City Centre**
11.25% | 8.75%
Outstanding loan to purchase a home, older adults (% age 25+)
Outstanding loan for home construction, older adults (% age 25+)
What is the cost of standard 50kg bag of cement (in US$)? #
US$15 (2013)
What is the price of the cheapest, newly built house by a formal
US$62 866 (2013)
developer or contractor? #
150 (2013)
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

Overview
The Seychelles is a tiny country, comprising 115 islands covering a wide
geographical area in the Indian Ocean, northeast of Madagascar. With a small
population of only about 91 000 people (2013 estimate), the Seychelles is
ranked third in terms of human development in Africa, with its Human
Development Index ranking 71st globally. It has met most of the Millennium
Development Goals. The Seychellois economy is heavily dependent on the
global economic environment. Tourism dominates the economy and is the
main employer. Fisheries are the country’s most important export sector,
accounting for over 90 percent of export revenues, but represent only about
11 percent of employment. GDP growth increased in 2013, to 3.5 percent (up
from 2.8 percent in 2012) largely due to an increase in the tourism sector. It
is expected to be above 3.5 percent in 2014 and 2015. Inflation has fluctuated
considerably in the past few years as a result of exchange rate issues and a
consequent depreciation of the rupee. From about 5.3 percent in 2007, it
peaked at 31.8 percent in 2009, and by 2010 dropped quickly to a rate of -2.4
percent, due to the stability of commodity prices, the adjustment of monetary
policies and the emergence of more conservative bank lending. In 2012, the
average rate of inflation was 7.1 percent, reducing to an average of 4.4 percent
in 2013.
Access to finance
The Seychelles has a relatively well developed financial system. Nine banks are
listed on the Central Bank of Seychelles website, together with 12 ‘class A’
exchange bureaux and 12 ‘class B’ exchange bureaux, three non-bank financial
institutions (the Development Bank of Seychelles, the Seychelles Credit Union
and the Housing Finance Company), four domestic insurance companies, three
non-domestic insurance companies and multiple insurance intermediaries. The
two largest banks have a 69.5 percent share in the system’s total assets.
Access to finance in the Seychelles is moderate. The International Monetary
Fund reports that there are 37.21 commercial bank branches per 100 000
adults and 67.39 ATMs per 1 000km2 (or 51.21 ATMS per 100 000 adults –
2012). Outstanding loans from commercial banks as a percentage of GDP are
36.23 percent. The levels of bank lending to individuals and business are also
low, even as most of the banking assets held are in government obligations.
Seychelles scores 170th out of 189 countries on the World Bank’s ‘ease of
getting credit’ indicator, according to its 2014 Doing Business Report, falling

Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !
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World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

three places from 167th the previous year. Microfinance is extremely limited,
but growing slowly as international microfinance institutions begin to infiltrate
the local financial services market. As part of the country’s private sector
development strategy, the government worked with the International Finance
Corporation to put in place regulations to create a credit information system,
which became operational on 1 July 2012. The World Bank, together with
the Seychelles government, prepared a Country Partnership Strategy in
2012, focusing on reducing vulnerability to external shocks, building
competitiveness, strengthening public-sector management and restructuring
social-service provision. This Country Partnership Strategy is worth
approximately US$7 million a year (total of US$21 million) and will also
support Seychelles' attempts to develop and manage an oil industry, should
commercially viable reserves be identified. The International Finance
Corporation (IFC), the World Bank's private-sector arm, will play a key role
in the CPS, with a particular focus on the financial sector, small and mediumsized enterprises, capital-market development (including the proposal to
launch a stock exchange), tourism, fisheries and infrastructure development.
By the end of 2013, total loan advances to the private sector were Rs3 412
million, an increase from 2012. Total outstanding domestic credit at the end
of 2013 was Rs7 945 million, an increase of 8.9 percent from the previous year.
About 22 percent of commercial loans went to private households and nonprofit organisations, with loans to tourism facilities falling to 16 percent.
Housing finance has received explicit attention through two state-sponsored
institutions – the Housing Finance Company (HFC) Limited and the Property
Management Corporation (PMC). The HFC was established in 2004 from
the merger of the Seychelles Housing Development Corporation and a
former PMC. In January 2013, the HFC underwent a transformation that saw
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the PMC split off again so that the two entities now operate independently
though in co-operation with each other. The HFC is the financier, offering
construction and end-user finance for housing development, home purchase
and home improvements, whereas the PMC is the developer, focusing on the
construction, management and maintenance of government’s social housing
stock. In the past decade, the HFC has approved over 8 200 loans for a sum
of Rs733 million.

Still, there are pockets of poverty. Government has noted a rising trend in
reliance on social assistance for income enhancement as well as growing social
problems, which are impacting on the economy and society. According to the
Agency for Social Protection, the number of households seeking welfare
assistance has more than doubled over the past two years.
However, with the review of the benefits system to ensure better targeting,
there has been a decrease in the numbers of people on benefits from 18 000
people on benefits and 6 000 on welfare in 2012, to 13 210 on benefits and
1 964 on welfare as of September 2013.

The HFC offers a range of end-user products promoting housing affordability.
The Home Loan is available to Seychellois with a maximum income of Rs20
000 (US$1 403) a month. There is no minimum qualifying income, though in
practice loans are not affordable to those who earn less than Rs6 000
(US$421) a month. The HFC registers a first charge over the property. It is
compulsory for beneficiaries to obtain mortgage insurance and provide
‘assignment of salary’. The maximum loan period is 23 years. The HFC also has
a Home Savings Scheme to enable Seychellois to save a minimum deposit of
10 percent to qualify for government-constructed housing (the current
purchase price of government subsidised housing is about Rs450 000, or
US$31 557). Should affordability of the 10 percent deposit be a problem,
prospective beneficiaries must demonstrate that they can at least save 10
percent of their monthly income.

Housing supply

The HFC’s House Extension Loan has a maximum loan size of Rs75 000 (US$5
259) at an interest rate of 10 percent and a maximum loan period of six years
(which can be extended to seven or eight years under special circumstances).
There is no maximum qualifying income criterion and a guarantor is
compulsory. The guarantor is assessed on the basis that s/he can afford the
monthly repayments, not necessarily that s/he is able to afford to repay the
entire loan amount. The HFC also offers Home Improvement Loans up to a
maximum loan amount of Rs50 000 (US$4 200). Applicants must earn less
than Rs8 000 (US$670) a month per household. The repayment period is five
years and the interest rate is currently 10 percent.

According to the National Bureau of Statistics, the Seychelles has 25 929
houses. Of these, 85 percent are made of stone/block and 15 percent of
wood/iron. The majority, 84 percent, are in good repair, nine percent are fair
and seven percent are in a poor state. According to the 2010 Housing and
Population Census, the majority of the population (69.3 percent) say they own
the dwelling in which they live. Some 10 percent rent their dwelling from the
government, and another 9.1 percent rent privately. Just under 10 percent say
they live rent free in a dwelling they do not own. The vast majority of
households (93 percent) have access to treated, piped water, and 82.4 percent
have flush toilets connected to a septic tank. In terms of energy use, 97 percent
use electricity for lighting and 91.4 percent use gas for cooking.

A new housing finance subsidy scheme was implemented in 2014, with a total
budget of Rs21 million. This scheme allows first time home buyers earning
under Rs20 000 a month to qualify for a Government subsidy in the form of
a cash grant between Rs50 000 to Rs200 000 as a down payment. To qualify
for the subsidy, applicants will need to have a minimum of 10 percent as
personal contribution towards the cost of the property.
Affordability
The Seychelles has a generous social welfare system that supplements incomes
considerably. Education is free, and subsidies are provided to support postsecondary education. The government is the principle health-care provider
and spends significant budgetary resources in the sector. Housing is the primary
capital and services expenditure item for the private sector. Unemployment
is low at one percent at the end of 2013. As the country with the second
highest GDP per capita in Africa (after Equatorial Guinea, an oil exporter), the
Seychelles is classified as one of nine upper middle income countries.

Government subsidised housing is currently being delivered for Rs450 000
(US$31 557), and estate agents advise that for Rs200 000 (US$14 025) to
Rs300 000 (US$21 038), a buyer can get a very basic unit. An average threebedroom home of about 150m2 ranges from between Rs750 000 (US$52
595) and Rs1 million (US$70 126). Construction companies advise that
finished homes sell for between Rs9 000 (US$631) and Rs10 000 (US$701)
per square metre. Whilst there are no minimum house size regulations, 100m2
is the accepted norm for a minimum size.

The Central Bank reports that the construction sector contracted by six
percent in 2013 because of a lack of major construction projects, primarily
from foreign direct investment. As a response to the increasing urbanisation
rate, the government has continued to focus its investments in public
infrastructure such as roads, water and energy. A Rs90 million (US$6.3
million) grant from the Chinese government was received in March 2012,
targeted at a variety of local projects, including housing and solar energy
products. In 2013, development grants amounted to Rs129 million,
allocated to the Public Utilities Corporation (Rs125 million), and the
Seychelles Public Transport Corporation (Rs4.0 million).
In 2014, at least four housing projects have been identified, sponsored by the
United Arab Emirates (UAE) Government (Rs72.3 million), Corgat Estate
housing project from the Chinese Government amounting (Rs21 million) and
a capital grant from the Indian Government (Rs66.2 million).
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Anecdotally, quite a lot of land is privately held, with prices ranging from Rs125 per m2
(US$9) to Rs375 per m2 (US$26) for unserviced land while serviced land averages about
Rs1 000 per m2 (US$83).
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In 2014, at least four housing projects have been identiﬁed, sponsored by the United Arab
Emirates (UAE) Government (Rs72.3 million), Corgat Estate housing project from the
Chinese Government amounting (Rs21 million) and a capital grant from the Indian
Government (Rs66.2 million).
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There is no legislation governing the minimum size of a plot of land. Properties
can range from as small as 200m2 to sizeable small holdings. Anecdotally, quite
a lot of land is privately held, with prices ranging from Rs125 per m2 (US$9)
to Rs375 per m2 (US$26) for unserviced land. Serviced land averages about
Rs1 000 per m2 (US$70).
Property market
The Seychellois property market is strong, driven primarily by the tourist
industry. Real estate websites advertise properties in US dollars or euros, and
investors buy new and existing properties, as well as land. Land in the country
is in great demand, and the tourism and agricultural industries compete with
the housing industry for sites. Conflicts over land and housing are set to
deepen as the urbanisation rate continues to grow.

Opportunities
The Seychelles has been ranked 80th out of 189 countries overall in the World
Bank’s 2014 Doing Business Report, a decrease of six points from its 74th
position in 2013.
With the country being a tourist destination, there is a focus on housing for the
high income class, and the property market is limited to the luxury market. In
2010, house prices in Mahe, the largest of the islands, were said to start at
US$160 000, a furnished two-bedroom house selling for about US$640 000.
In a bid to open the country to more foreign investment, recent changes in the
law of property ownership have been approved to offer freehold title and
residency rights to foreign owners and their immediate families.
Sources

The Seychelles ranks 69th out of 189 countries according to the World Bank’s
2014 Doing Business Report for the indicator ‘ease of registering property’.
The four procedures take 33 days and cost seven percent of the property
value.
Policy and regulation
The Ministry of Land Use and Housing is intent, through a variety of measures,
on ensuring access to adequate housing for all Seychellois. Though the
government continues to develop innovative programmes to address the
demand for affordable housing, there is a need to increase its capacity to meet
the considerable demand in the affordable and low income markets. Public
capital expenditure for housing was Rs249 million (US$17.5 million) in 2011 –
the largest share of the capital budget, directed mainly at a 147-unit housing
project in Ile Perseverance. In 2012, the public sector capital budget for housing
decreased to Rs142.5 million, still a considerable 21 percent of the total capital
expenditure of the public sector. Housing also received the bulk of the services
funding – Rs142 million (US$10 million) in 2012.
In 2012, Seychelles adopted a new housing policy under which the government
pledges to work closely with financial institutions by encouraging the supply of
finance within the housing sector. Accordingly, the government will work with
the Seychelles Housing Finance Company to ensure that people who earn less
than Rs8 000 (US$561) a year are able to access lower interest rates. The
government of Seychelles has obtained assistance from the World Bank with
regard to technical assistance for social housing.
The Financial Services Authority Act, 2013, led to the creation of the Financial
Services Authority, the regulator for non-bank financial services in the
Seychelles.

Central Bank of Seychelles (2014). Annual Report 2013.
Financial Standards Foundation (2010). Country Brief: Seychelles.
International Monetary Fund (2010). IMF Country Report: Seychelles.
National Bureau of Statistics (2010). Population & Housing Census 2010.
Highlights.
National Bureau of Statistics (2013). Seychelles in Figures.
UN-Habitat (2004). Human Settlements Country Profile: Seychelles.
United Nations Development Programme (2007). Capacity Development for
Sustainable Land Management in Seychelles.
United Nations Research Institute for Social Development (2009). Social Policy
in the Seychelles.
World Bank. (2014). Doing Business 2014 Report: Seychelles.
International Finance Corporation, Country Partnership Strategy for the
Republic of Seychelles, FY 2012 – 2015, 2012
Websites
www.afdb.org
www.africaneconomicoutlook.org
www.afrol.com
www.cbs.sc
www.fas.imf.org
www.globalpropertyguide.com
www.luh.gov.sc
www.mfw4a.org
www.nation.sc
www.nsb.gov.sc
www.nytimes.com
www.seychellesweekly.com
www.sib.gov.sc
www.statehouse.gov.sc
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Sierra Leone
KEY FIGURES
Main Urban Centres

Freetown (Capital)

Exchange Rate: 1 US$ =

4349,96 Sierra Leonean
Leone (SLL)
13.7 | 9.9 | 8

Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

Population^ | Population growth rate (2013)^
6,092,075 | 1.88
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 39.23% | 2.75%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

809.12 | 20.10%
680.00
52.9
3.40
35.35
183 | 0.374

Lending Interest Rate^
20.56
Credit % of GDP^
4.76
Average Mortgages % of GDP°
.... | ....
Price To Rent Ratio City Centre** | Outside City Centre**
.... | ....
Gross Rental Yield City Centre** | Outside of City Centre**
Outstanding loan to purchase a home, older adults (% age 25+) 0.49
Outstanding loan for home construction, older adults (% age 25+) 2.00
What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

Overview
Sierra Leone is one of the lowest income countries in Africa, bordered by
Guinea, Liberia and the Atlantic Ocean, in West Africa. Since the end of the
civil war in 2002, the country has made progressive strides towards
development. GDP growth was most dramatic immediately after the war,
reaching 9.4 percent in 2004, but coming down to its lowest rate, 3.2 percent,
in January 2010. In 2011, GDP growth was measured at 5.9 percent due to
the slow recovery in the mining sector, most specifically iron ore production.
By 2012, however, GDP growth hit double digits, at 15.2 percent, and is
reported at an astonishing 20.9 percent for 2013. Agriculture is the biggest
contributor to GDP (52.7 percent in 2013), followed by the mining sector
contributing 11.6 percent. The construction sector continued to slow in 2013,
to 1.3 percent of GDP.
The inflation rate was estimated at 9.9 percent in 2013, down from 13.7
percent during 2012. The tight monetary policy that is being implemented
currently is helping to keep food prices low while also keeping inflation in the
country to a minimum. The lack of infrastructure, a poorly trained labour force
and an unattractive environment for the private sector are key issues that the
Sierra Leonian government must face if it is to maintain its growth levels. Youth
unemployment has remained a pertinent social issue, with youth
unemployment projected to increase to over 70 percent in the next five years.
The Sierra Leonian government has developed the Agenda for Prosperity
Strategy to drive economic growth and employment in the country from 2013
to 2017. Sierra Leone is part of the Economic Community of West African
States which comprises 14 other countries.
Access to finance
Sierra Leone is home to 13 commercial banks (six Nigerian, one British, one
German, one Malaysian and one from Togo, along with two state-owned banks
and one domestic private bank), nine insurance companies and three housing
finance companies (Sierra Leone Housing Corporation, Alliance Housing
Finance Company Limited and Home Finance Company Limited). With
support from development partners, around 60 Financial Services Associations
and 20 community banks have been established throughout the country to
help with financial intermediation. Commercial banks are well capitalised and
looking for innovative ways to serve the market with new products and
services. At the end of the 2013 financial year, credit to the private sector
given by commercial banks expanded by 1.75 percent, from Le971.65 billion

Ease of Doing Business Rank !
Number of Procedures to Register Property !
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at end June 2013 to Le988.55 billion at end December 2013. Commercial
banks’ resource base increased by 21.3 percent during 2012 as deposits
had increased by 22.74 percent, from Le2.3 trillion (US$528.7 million) to
Le2.83 trillion (US$159 million). Savings increased by Le162.18 billion
(US$370 000), bringing the total to Le692.94 billion (US$160 million). Nonperforming loans as a percentage of total gross loans decreased from 15.1
percent in 2011 to 14.7 percent in 2012, and the capital-asset ratio of the
banks was at 15 percent.
In 2008, Sierra Leone adopted a strategy for reform of the financial sector to
strengthen banking supervision, enhance competition, increase access to
commercial bank finance and improve the payment system. The financial
sector still faces a number of challenges such as the high costs of financing,
operating costs and limited bank branch infrastructure. The high concentration
of the banking sector also limits competition. These factors contribute to the
low share of credit to the private sector.
The Sierra Leone Stock Exchange started operating in 2001 as a private
company. The three housing finance companies – Sierra Leone Housing
Corporation, Alliance Housing Finance Company Limited and Home Finance
Company Limited – are listed on the Bank of Sierra Leone website. The
National Social Security and Insurance Trust (NASSIT) was established in 2004
with a mandate to administer Sierra Leone's National Pension Scheme. Under
this programme NASSIT decided to invest in housing finance. HFC Mortgage
and Savings Bank offers eight different mortgage products – Home Purchase
Mortgage, Group Scheme Construction Stage Payment, Home Completion
Mortgage, Home Improvement Mortgage, Home Equity Mortgage, Buy Land
and Build Own Home Mortgage, Construction Finance Mortgage and
Construction Stage Payment Mortgage.
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All mortgage products are offered to residents and non-resident Sierra
Leoneans, although with longer repayment periods, and lower deposits
required, for residents. The Home Purchase Mortgage and Group Scheme
Construction Stage Payment products offer a maximum loan amount of
US$120 000 for a 20-year term, with a 20 percent deposit (for residents). The
Home Completion Mortgage requires a 30 percent deposit over 15 years,
whereas the Home Improvement Mortgage requires a 50 percent deposit.
The Buy Land and Build Own Home Mortgage product allows the applicant
to buy land for a maximum amount of US$10 000 and then provides a further
US$30 000 to build. To apply for this product the applicant must be an existing
customer of HFC. In addition, the builder must be approved by the bank, the
building plans must have been approved and the purchase of land requires the
applicant to have secured title. Once approved, the loan can be disbursed
directly to the supplier. The minimum down payment for this product is 20
percent of the cost of the land.
The Construction Finance Mortgage is targeted at estate developers for the
construction of residential properties. The maximum term of the loan is 36
months and the developer must produce a title over the land. The
Construction Stage Payment Mortgage is also aimed at developers; however,
the difference is that the developer constructs residential houses for
prospective HFC mortgage customers who may require funds to enable them
to complete the homes. The maximum loan term is 12 months. As of
December 2012, the HFC Mortgage and Savings Company had funds worth
Le78.66 billion (US$18 million).
In 2012, the World Bank launched the Global Financial Inclusion (Global Findex)
Database to explore levels of financial inclusion around the world. According
to Global Findex, 12.8 percent of rural and 26.1 percent of urban Sierra
Leoneans over 15 years of age have an account with a formal financial
institution. The majority of those with accounts use them to receive wages.
Use of credit is fairly common; 49.1 percent of adults over 15 years of age
report that they had a loan in the year to 2011. The vast majority of these loans
were from family or friends, however. Only 6.1 percent of adults had a loan
from a financial institution and only 5.4 percent had a loan from a private lender.
The products outlined above notwithstanding, the Global Findex reports that
there is almost no lending for housing: only 0.4 percent of adults over 15 years
of age have an outstanding loan to purchase a home. Among the top 60
percent of income earners, this rises to 0.6 percent. Loans for home
construction are only slightly more prevalent: 1.8 percent of the top 60 percent
of income earners had one, and 1.2 percent of the bottom 40 percent of
income earners.
There are two licensed, deposit taking microfinance Institutions in the country:
Ecobank Micro Finance Institution (EMSL Ltd) and Bank for Innovation and
Partnership (BIP), and six credit-only MFIs. In 2012, EMSL Ltd had Le50.37 billion
(US$11.6 million) in deposits, while BIP had Le2.22 billion (US$510 000). In
the same year, 13 MFIs reported to the Mix Market, an online source of
microfinance performance data and analysis. Between them, these MFIs had
issued US$16.1 million in loans to 108 023 borrowers. They had also received
US$4.9 million in deposits from 60 910 depositors. Finance Salone and Hope

Micro have the largest number of borrowers; however ProCredit Bank – SLE,
Finance Salone and BRAC – SLE have the largest share of loans.
There are two development banks in the country: the National Development
Bank and the National Cooperative Development Bank. These banks work in
conjunction with the MFIs, mainly in urban centres. Rotating savings and credit
associations are informal savings and credit institutions used commonly
throughout the country.
Low levels of activity aside, Sierra Leone’s ranking in terms of the ‘ease of
getting credit’ indicator in the World Bank’s 2014 Doing Business Report
dropped to 86th place out of 189 countries (83rd place in 2013). The Credit
Reference Bureau Act of 2010 has been adopted, which requires all commercial
banks to refer to it before making out loans to customers. In 2013, the public
credit registry had information on 20 027 individuals and 10 005 firms,
comprising 0.9 percent of the population. Borrowers can inspect their data in
the public registry, and data on both firms and individuals are distributed. Sierra
Leone scores seven out of a possible 10 points on the ‘strength of legal rights’
index. There is no collateral registry in operation in the country.
Affordability
Housing affordability is a serious challenge in Sierra Leone, where more than
60 percent of the population live on less than US$1.25 a day and 60 percent
of the youth are unemployed. As a result, the HFC Mortgage and Savings Bank
products are affordable to only a fraction of the population. The lending rate
by banks in Sierra Leone was 20.5 percent (end 2013), making borrowing very
expensive. The average rate of savings stood at 6.4 percent in 2014.
Housing supply
Sierra Leone, like many African countries, struggles to house the majority of its
poor population. Access to affordable housing remains a challenge for
government, which is why housing is noted as a critical area with regard to
poverty alleviation. The war in Sierra Leone (from 1991 to 2002) left many
people destitute and destroyed close to 350 000 dwellings. The war caused
many people to flee to Freetown, the capital and largest city in Sierra Leone.
A national survey conducted in 2004 found that 73 percent of households
lived in single storey houses. Nationally, 75 percent of households were
recorded as owner occupiers and 19 percent as renters. The quality of houses
that most households live in is inadequate: 37 percent live in a house
constructed with mud bricks, 35 percent in houses made with mud walls and
17 percent in cement constructed houses. Those living in mud walled houses
are vulnerable, as the country is prone to seasonal rains.
NASSIT has plans to deliver two- and three-bedroom low cost houses and
classroom blocks, and in July 2013 travelled to the US to inspect a particular
building technology for this purpose. Land has already been acquired. It is
expected that the brick making machines would also be used to construct
barracks, schools and hospitals across the country.
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Housing affordability is a serious challenge in Sierra Leone, where more than 60 percent
of the population live on less than US$1.25 a day and 60 percent of the youth are
unemployed.

<$1.25 per day

The National Social Security and Insurance Trust (NASSIT) has plans to deliver two- and
three-bedroom low cost houses and classroom blocks, and has acquired the necessary
land.
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Property markets

Sources

According to a 2013 Knight Frank report, rental for the industrial sector
dominates the property market, with prime rental rates of US$3 per m2 per
month in Freetown. The office and retail market have prime rates of US$17
per m2 per month, and residential property (a four-bedroom executive house
in a prime location) is rented for US$3 500 a month. The World Bank’s 2014
Doing Business Report ranks Sierra Leone 170th out of 189 countries in terms
of ease of registering a property. It takes 67 days to complete the seven
procedures involved in registering a property, and costs 10.9 percent of the
property value. In 2013, Sierra Leone made registering property easier by
computerising the Ministry of Lands, Country Planning and the Environment,
reducing the time needed for property registration by 19 days.

African Economic Outlook (2014). Sierra Leone Country Profile.
Bank of Sierra Leone (2013). Annual Report and Statement of Accounts, for
the year ended 31 December 2012.
Bank of Sierra Leone (2014). Economic and Financial Review, 2013
Making Finance Work for Africa, Sierra Leone: Financial Sector Profile.
www.mfw4a.org/sierra-leone.
Sierra Leone/European Community (2008). Country Strategy Paper and
National Indicative Programme for the period 2008–2013.
Sierra Leone Gazette (2009). The Home Mortgage Finance Act, 2009. Vol.
CXL No. 26, 11 June 2009.
World Bank (2012). The Little Data Book on Financial Inclusion.
World Bank (2014). Doing Business 2014.

Policy and regulation
Access to land in Sierra Leone is especially difficult for the poor and even more
so for women. Land tenure is still based and reliant on customary law, where
the land is dominated by male heads. Land tenure in urban areas follows the
English land law. The Constitution of the Republic of Sierra Leone Act No. 6
of 1991 does not clarify to whom the land belongs, and causes problems when
it comes to ownership. Land titles in cities such as Freetown are delivered
through a grant from the state or possessory title to state land based on
adverse possession.
UN-Habitat together with the National Commission for Reconstruction,
Resettlement and Rehabilitation, the Ministry for Lands, Housing, Town and
Country Planning and Environment, and the UNDP, worked on a Framework
document for human settlement development to deal with the growing urban
population. The framework document is for the resettlement, reconstruction
and rehabilitation of the country. The programme is expected to translate into
a national housing policy and implementation strategy. The World Bank has also
provided support for Sierra Leone through revising and updating the national
housing policy, preparing the outline of a five- to 10-year national housing
programme and preparing a report on the slum and informal settlements in
Freetown.

Websites
www.bsl.gov.sl
www.data.worldbank.org/
www.ecowas.int/?lang=en
www.hfcsl.net
www.mitaf.esglobal.com
www.tradingeconomics.com
www.undp.org
www.unhabitat.org
www.mfw4a.org
www.worldbank.org

Opportunities
The business environment in Sierra Leone has been improving. In 2013, Sierra
Leone’s ranking improved by eight places in the World Bank’s Doing Business
Report, although it dropped by two places in 2014, placing 142nd out of 189
countries. As the macroeconomic environment improves, an important area
of opportunity is the housing sector. There is certainly considerable scope for
growth in the housing financing markets and housing suppliers should consider
how to package their offerings to suit the affordability criteria of the majority
of the population.
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South Africa
KEY FIGURES
Main Urban Centres
Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

Pretoria (capital),
Johannesburg, Cape Town
11,32 South African Rand
(ZAR)
5.7 | 5.7 | 5.7

Population^ | Population growth rate (2013)^
52,981,991 | 1.34
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 63.79% | 2.16%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

6,617.91 | 1.89%
7,190.00
23.0
25.00
63.14
118 | 0.658

Lending Interest Rate^
8.50
Credit % of GDP^
156.14
Average Mortgages % of GDP°
22.04% (2013)
Price To Rent Ratio City Centre** | Outside City Centre**
10.85 | 11.04
Gross Rental Yield City Centre** | Outside of City Centre**
9.21% | 9.06%
Outstanding loan to purchase a home, older adults (% age 25+) 5.37
Outstanding loan for home construction, older adults (% age 25+) 7.72

Overview
South Africa is the second largest economy in Africa, classified as a middle
income country. South Africa has well-developed transportation infrastructure,
legislation that supports private investment, a world-class financial sector and
a well-diversified economy. Its stock exchange ranks among the top 20 in the
world and is the largest in Africa. Historically dominated by mining, the services
sector now dominates the economy. The country has enjoyed growth since its
first democratic elections in 1994, which has supported an extensive social
security programme providing social grants and considerable public
infrastructure investment.

What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

US$6,62
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World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

Access to finance

South Africa continues to be one of the least equal economies in Africa, with
a Gini coefficient of 0.69. The country suffers from a high unemployment rate
of 25.5 percent, which disproportionately affects the youth. The number of
unemployed persons increased by 87 000 over the second quarter of 2014 to
5.2 million, the highest since 2008.

South Africa has a sophisticated banking system. The country has 32 registered
banks (18 of these foreign), of which four dominate: Absa Bank, First National
Bank, Nedbank and Standard Bank. The capital-adequacy ratio for the banking
sector as a whole was 14.9 percent in March 2014, well above the minimum
prudential requirement of 10 percent.

Consumer confidence has been at a low since the first quarter of 2014, with
consumers pessimistic about the economic outlook and the consequences for
their finances and consumption expenditure. Public confidence in prospects
improving is low, evidenced by service delivery protests and labour union
strikes around access to basic services and adequate housing. In 2013 alone
5.2 million man days were lost due to industrial action. Of all recent protests,
20 percent relate to housing.

However, banking sector profitability deteriorated over the 12 months ending
in March, partly reflecting continued weak conditions in the domestic economy.
Growth in banks’ credit extension to the household sector (which accounts
for around half of total loans) has been declining since the end of 2012 (when
it grew by 10 percent) and slipped to 4.3 percent year on year in 2013. This
reflects not only greater caution from lenders in an attempt to limit credit
impairments and improve risk profiles, but also constrained household finances
due to high unemployment and low income growth. Currently, the high level
of household indebtedness (74.5 percent of disposable income in the first
quarter of 2014) and rising debt-serving costs are a potential source of
weakness to the banking sector and wider economy.

The International Monetary Fund (IMF) recently lowered its 2014 growth
forecast to 1.7 percent having previously forecast that the economy would
expand by 2.3 percent. This reflects the impacts of the five-month long
platinum strike. However, growth is expected to accelerate in the mediumterm helped by the start-up of new transport networks and power stations, a
more accommodating global environment and an increase in regional trade.
Annual inflation is likely to remain generally within the SARB’s three to six
percent target range for the foreseeable future.
South Africa has investor friendly policies and regulations. In its 2014 Doing
Business Report, the World Bank ranked South Africa 41st overall, and third in
Sub-Saharan Africa, after Mauritius and Rwanda. South Africa was also ranked
first in Sub-Saharan Africa in terms of dealing with construction permits and
protecting investors.

There has been growth of the unsecured lending market, in part as a response
to the reduced liquidity among banks given the tightening capital requirements
arising from the global financial crisis. Since the fourth quarter of 2007, the
unsecured lending market has grown 28 percent year on year compared to
a four percent year on year growth in the mortgage market. As recently as
2013 it was possible to secure an unsecured loan of upwards of ZAR230 000
(US$20 318) from Capitec Bank or ZAR180 000 (US$15 901) from African
Bank, the two major microlending banks. A significant proportion of
households earning less than ZAR15 000 (US$1 325) monthly have access to
and use retail clothing and furniture credit, and credit card facilities. Lenders
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have expressed concern regarding pending Basel III requirements, and in
response, the Reserve Bank has established a liquidity facility. These concerns
were justified when in August 2014, the SARB announced a rescue plan for
African Bank whereby it bought around ZAR10 billion (US$883 million) of
bad loans from the Bank. Moody’s rating agency then reduced its rating for the
four big banks by one notch to Baa1.
However the amount of consumers with impaired records is declining. As of
March 2014, of the 21.71 million credit-active consumers, 44.2 percent (9.6
million) consumers had impaired records; while consumers classified in good
standing increased by 1.4 million to 12.11 million (55.8 percent). This can be
partially explained by the Credit Information Amnesty introduced by
government in April 2014.
Domestic interest rates are forecast to rise further in 2014. The key monetary
policy interest rate (the repo rate) is currently at 5.75 percent per annum, with
bank’s prime lending and variable mortgage interest rates at a level of 9.25
percent per annum.
The 2013 FinScope survey indicates that 75 percent of the South African adult
population is banked (up eight percent from the previous year), and 79 percent
are financially included, using some financial product or service from the formal
sector. Just over 11 percent of the population (5.7 million people in 2013) are
financially excluded and do not use formal or informal financial products. Only
two percent of adults rely exclusively on banking services; 40 percent use a
combination of formal and informal mechanisms to manage their financial
needs. Informal borrowing has declined to 1.5 million people in 2013 (from
2.1 million people in 2012); while borrowing and credit from banks has
increased from 4.5 million people to 6.5 million people.
Access to financial services was dramatically improved with the signing of the
Financial Sector Charter (FSC) in 2003. The FSC has gone through three
different phases, the most recent phase being gazetted in 2012. This latest
phase will comprise of a six-year commitment from January 2012 to December
2017. The new FSC does not have explicit housing financing targets, but rather
a broader ‘empowerment financing’ target (housing, SMEs, infrastructure and
agriculture) of ZAR48 billion (US$4.24 billion). Within the FSC II period, all
lending (mortgage, fully guaranteed and unsecured) has come down. This may
be a housing supply issue, however the pipeline of residential development
loans suggest possibly an improvement in future years. Still, mortgages loans
in the FSC and affordable target market comprise the minority of lending. This
is indicative of the “gap market” continuing. The affordability “gap market” is
defined as households who do not qualify for a fully subsidised home from
government but are unable to afford an entry level bonded home without
partial assistance from the government.
South Africa has a relatively developed and sophisticated mortgage market.
From 2009 to 2013, the total mortgage market comprised of approximately
134 140 loans totalling ZAR32.78 billion (US$2.9 billion). In 2008, on the back
of the global financial crisis, many banks pulled back from offering 100 percent+
mortgages. However, many banks have subsequently returned to 100 percent
lending in the affordable market where the mostly first-time borrowers did
not have equity or savings with which to make a deposit. Furthermore, South
African banks cater for the affordable and “gap” housing markets by providing
products that include: mortgages, unsecured personal loans, personal loans
secured by pension or provident funds, residential development loans and
wholesale loans. According to the Banking Association of South Africa (BASA)
(2013), the qualifying loan standards for affordable and “gap” housing must
conform with the following standards: 1) the purpose of the loan should be for
housing; 2) loans should conform to the requirements of the National Credit
Act; and 3) loans should be priced in line with a regulated interest rate and fee
limits specific to the various loan types. For both the Affordable Housing
targeted market, as well as the non-mortgage loans used for housing purposes
(improvements / additions / purchases of a fixed nature etc.) these will be
adjusted annually by the mid-point of the Consumer Price Index and the
Building Cost Index.
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Affordability
South Africa has a comprehensive social welfare system, with 43.7 percent of
households having received at least one grant by 2012. Social grants are the
primary source of income for 39.5 percent of households. Within this, housing
and finance policies have paid explicit attention to housing affordability since
1994. Understanding that most of the population could not afford housing, and
facing an estimated housing backlog of about three million units, the 1994
government implemented an ambitious and far-reaching national housing
subsidy programme. This Reconstruction and Development Programme, or
RDP subsidy, entitled all households earning less than ZAR3 500 (US$309)
per month and satisfying a range of other criteria to apply for a fully subsidised
house. In terms of the RDP programme, subsidy beneficiaries get freehold title
to a 180 – 250m2 serviced stand with a 40m2 top structure, entirely for free.
Since 1994, the evolution of the national political economy and the affordable
housing market has pushed attention to the “gap” market. The “gap” housing
target market is aligned to the Finance Linked Individual Subsidy Programme
(FLISP) as defined by the Department of Human Settlements. For 2013, this
was also defined as households earning between ZAR3 501 and ZAR15 000
(US$309 to US$1 329) per month used to purchase a house (new or existing)
costing less than ZAR300 000 (US$26 502). The subsidy offers beneficiaries
a once-off capital contribution of between ZAR10 050 and ZAR87 000
(US$888 and US$7 686), depending on household income. For 2014, the
qualifying range of household incomes increased, with the affordable housing
market as calculated by BASA comprising of households earning up to
ZAR18 600 (US$1 643) per month; and the “gap” housing market as
households earning up to ZAR15 000 (US$1 325) per month with a maximum
house purchase price of ZAR300 000 (US$26 502). Between April 2012 and
March 2014, only 1 696 FLISP subsidies were extended – a fraction of what was
available in the budget. This represents only four percent of total mortgages
extended by the private sector in 2012 and 2013, or 11 percent of total
mortgages reported as in the FSC market by BASA. The reason behind this
significant shortfall in allocations warrants further investigation by policymakers
and commercial banks.
Another key affordability issue related to the interest rate imposed by lenders
on FSC and affordable market mortgages. Set at between two and four
percent above prime, lenders argue that this covers administrative costs and
the increased risk of lending in new markets. Performance data, however,
suggests that the FSC and affordable market perform very closely or even
better than the so-called “normal” market. Analysis of loans shows that FSC
loans have signs of debt distress earlier than non-FSC loans. However, 60
percent of FSC loans and 54 percent of non-FSC loans that were nonperforming in 2007 had been “cured” within 12 months. About half of these
are likely to remain in good standing for 12 months. Therefore, this interest
premium creates a heavy financial burden on households with the least
affordability, and becomes an ‘access tax’ of sorts, making borrowers more
vulnerable to economic shock. In principle, the premium is a risk management
strategy by banks to manage, at least in part, the risk of default. Ultimately it
might increase the risk of default.
Housing supply
Affordable housing supply in the country is dominated by governmentsubsidised delivery. Since 1994, approximately 2.68 million housing units have
been built by the state. According to the 20 Year Review, approximately 12.5
million individuals (close to 25 percent of the population) have been aided by
the state and provided with better quality accommodation and some form of
an asset in the past 18 years. Approximately 56 percent of all subsidies
allocated have been to woman-headed households.
Progressive public investment in housing for the very poor has facilitated a
wave of investment in housing by subsidy beneficiaries, other households and
the private and not-for-profit sectors. Together government and the private
sector have delivered 5.68 million formal houses, increasing the number of
people living in formal housing from 64 percent in 1996 to 77.7 percent in
2011 (a growth of 50 percent for that period). The formal housing market
has increased thirteen-fold from ZAR321 billion in 1994 to a collective value
of ZAR4.036 trillion by 2014.
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More than half of the properties on the SA deeds registry are less than ZAR500 000
(US$44 170) but these account for less than a third of all transactions. In September 2014,
the average price of a small home (80-140 sqm) was ZAR 820 000 (US$72 438).
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Progressive public investment in housing for the very poor has facilitated a wave of
investment in housing with the result that the government and the private sector have
delivered 5.68 million formal houses, increasing the number of people living in formal
housing from 64 percent in 1996 to 77.7 percent in 2011 (a growth of 50 percent for that
period).
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Households earning less than ZAR3 500 (US$309) per month and satisfying other criteria
are eligible for freehold title to a 180-250m2 serviced stand with a 40m2 top structure,
entirely for free.

Pension and provident funds now also seem to be targeting investments in the
affordable housing space. Recently, South Africa’s electricity State Owned
Company, Eskom, committed ZAR100 million (US$8.8 million) to the
development of around 20 000 new affordable homes through an investment
in global private equity funder, International Housing Solutions (IHS). The
Eskom Pension and Provident Fund is the second largest pension fund and
views the affordable housing sector as promising, to improve social conditions,
and provide superior returns for investors. This investment follows the
commitment of more than half a billion rand to IHS’ second fund by the
National Housing Finance Corporation and the IFC.
Local and international investors have recognised the potential of developing
affordable housing. The Standard Bank Group recently announced that it is
making available up to EUR30 million for the financing of affordable housing
developments. This is part of the European Investment Bank’s (EIB) wider
EUR150 million engagement to support the investment in affordable and social
housing. The facility agreed with the Standard Bank Group’s subsidiary has a
tenor of up to twenty years. Under the initiative, the EIB will contribute up to
half of the housing schemes’ cost. Selected housing schemes are expected to
be in place by 2017 with around 6 500 construction jobs being created.
Despite these impressive developments in the subsidised market, the housing
backlog is growing. The Minister of Human Settlements recently stated that the
delivery of affordable houses has dropped dramatically (by as much as 30
percent in some provinces) over the past five years. The housing backlog is
estimated at 2.3 million and growing. Of this figure, 1.1 million households live
in informal settlements. Approximately 350 000 of these households in
informal settlements are not eligible for the housing subsidy that was designed
to address this problem.
In 2014, the Minister committed to delivering the one million houses promised
by the ruling party’s election manifesto, but to also make up for the deficit of the
last five years. Therefore, the government is committing to delivering 1.5 million
housing opportunities with the private sector and other stakeholders, over the
next five years. Government has targeted to build close to 270 000 houses
annually. To meet these targets, government will move from small scale projects
of 200 houses to mega projects of integrated housing mix to cater for different
incomes and needs. On an annual basis, these projects will deliver: BNG (fully
subsidised) houses (81 000 units or 30 percent); gap (FLISP subsidised) housing
(54 000 units or 20 percent); rental units (54 000 units or 20 percent); social
housing (27 000 units or 10 percent); and serviced sites (54 000 units or 20
percent). These projects will also have economic and social amenities.
Property markets
South Africa has a well-established property market and a world-class cadastral
system. According to the World Bank’s 2014 Doing Business Report, South
Africa is ranked 99th of 189 countries globally, in terms of how easy it is to
register property. It takes 23 days to go through the seven procedures
required, and costs an estimated 6.1 percent of the property value.

However, the slowing economy, low growth in employment and real household
disposable income, and tight credit due to deteriorating consumer credit-risk
profiles are affecting the property market negatively. Over the past six years,
house prices rose in only one year (2012) and are falling in real terms. The
price index for medium-sized houses rose 2.14 percent in 2013, but when
adjusted for inflation, medium-sized houses saw their prices drop by 2.99
percent. This stands in contrast with the 7.96 percent house price rises during
the same period in 2012.
In November 2013, the average price of small homes (80 – 140 sq. m) was
ZAR804 000 (US$71 025); the average price of medium-sized homes (141–
220 sq. m) was ZAR1 083 000 (US$95 671); and the average price of large
homes (221 – 400 sq. m) was ZAR1 689 000 (US$149 205).
The registration of title deeds remains a serious challenge. Just over half of the
three million subsidised properties delivered by the state since 1994 are
formally registered in the deeds registry, comprising 24 percent of the overall
property market. The remaining properties have not been registered and do
not have title deeds meaning they cannot be used to gear finance or for sale.
Only properties that are registered and are older than eight years can be
traded. Churn rates in this market segment are therefore starting to improve,
providing an important source of supply for lower income earners seeking to
purchase housing.
Policy and regulation
In addition to the abovementioned RDP subsidy, the 1994 housing policy
implemented other measures to enhance access to housing finance and
improve housing affordability. These included establishing the National Housing
Finance Corporation (NHFC) and the Rural Housing Loan Fund (RHLF) in the
mid-1990s, wholesale financiers that continue to provide capital to non-bank
housing lenders targeting low income earners. The RHLF will be incorporated
into the NHFC in order to offer comprehensive housing finance to loan income
earners.
To address the scarcity of serviced land for housing, the Housing Development
Agency (HDA) was established in 2009 as a public development agency with
a mission to fast track the acquisition and release of state, private and
communally owned land for human settlement developments. It will now
become a fully-fledged property development agency, focused on acquiring
and preparing land, to be project managers to assist municipalities and to drive
rapid housing delivery.
In 2004, Cabinet approved a Comprehensive Plan for the Development of
Integrated Sustainable Human Settlements, known as Breaking New Ground
(BNG). BNG was incorporated into the broader National Development Plan
(NDP), the blueprint for the nation’s ambitions to eliminate poverty and reduce
inequality by 2030. One of the affordable housing activities recommended by
the NDP is to “conduct a comprehensive review of the grant and subsidy
regime for housing with a view to ensure diversity in product and finance
options that would allow for more household choice and greater spatial mix
and flexibility. This should include a focused strategy on the housing gap market,
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involving banks, subsidies and employer housing schemes”. Therefore, a key
development over the past 20 years is that the narrow, simplistic one-size-fitsall public housing focus (the RDP prototype house) has become and will
become more flexible and pragmatic. Currently, 17 new subsidy programmes
have been instituted, allowing citizens to actively engage with a range of
different programme activities to improve their living conditions. These include
subsidies to upgrade informal settlements, subsidies for people who want to
build for themselves (including through the People’s Housing Process
programme), subsidies for improving the integration of settlements, subsidies
for rural housing, and support for rental and social housing.
Opportunities
Opportunities in South Africa’s housing finance landscape can be found in a
variety of market segments. There is room for a substantial increase in the
scale of houses delivered within the “gap market” described above where
demand far exceeds supply.
There is a great demand for rental accommodation at an affordable rate in
centres of economic development for low income earners and students.
Increasingly, more households are finding rental accommodation in backyard
shacks (713 000) in historical townships and in government subsidised
developments. The local affordable rental market needs to be quantified and
refined further in order to really add value to poorer households and
individuals seeking this type of housing. Tailored solutions need to be developed
that answer, among other things: will residents be prepared to live in high
density units or not? Can they use stairs? Do they need garages or carports?
Finally, the affordable housing market is desperate for innovative solutions which
might be found in the resale of government-subsidised housing, the delivery of
incremental housing on serviced stands, inner city rental, or conversion of office
blocks to residential accommodation for sale or for rent. While the state
housing subsidy creates some market distortion, demand should be responsive
to alternative housing and financing approaches. Indeed, large and successful
non-governmental funders in affordable housing projects have learned that the
key to successfully funding affordable housing developments in South Africa is
flexibility.
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South Sudan
KEY FIGURES
Main Urban Centres

Juba

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

...
... | ... | ...

Population^ | Population growth rate (2013)^
11,296,173 | 4.14
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 18.39% | 5.18%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

1,221.35 | 24.40%
1,120.00
...
...
.... | ....

Lending Interest Rate^
..
Credit % of GDP^
..
Average Mortgages % of GDP°
.... | ....
Price To Rent Ratio City Centre** | Outside City Centre**
.... | ....
Gross Rental Yield City Centre** | Outside of City Centre**
Outstanding loan to purchase a home, older adults (% age 25+)
Outstanding loan for home construction, older adults (% age 25+)
What is the cost of standard 50kg bag of cement (in US$)? #
US$27,21 (2013)
What is the price of the cheapest, newly built house by a formal
US$45 000 (2013)
developer or contractor? #
75 (2013)
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #
Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !

Overview
The relative peace built between South Sudan and North Sudan that had
enabled the country to gradually institute a generally stable political and socioeconomic environment, since it attained independence in 2011, deteriorated
in December 2013, following the escalation of sectarian violence and later a civil
war.
Previous efforts that had been embarked upon by the government, with
support from development partners that focused on investing more in
development-oriented programmes in health, education and infrastructure,
were put on hold to address the humanitarian crisis caused by the civil war.
Joint infrastructure projects such as the Lamu Port South Sudan-Ethiopia
Transport Corridor and the construction of several major roads linking the
country to the East African Region all await implementation.
It is estimated that over 800 000 people fled their homes, because of the war.
The Crisis Response Plan, developed by the United Nations in January 2014,
to enable humanitarian agencies to meet the essential needs of the affected
population, is regrettably less than 50 percent funded.
Currently, the country is not in a position to pay its debts, amounting to
hundreds of billions of dollars borrowed from Chinese oil companies.
However the country plans to borrow another US$1 billion to fund the budget
for 2014/15. The current oil output, which has been funding 98 percent of the
government budget, and contributes 60 percent to country’s GDP in terms of
direct exports, was estimated at about half of what the country was producing
before it escalated into the civil war. The reduction in oil output was also a
consequence of the shut down in production in 2012, as part of efforts to
resolve post-secession issues with North Sudan. Revenues from oil production
have dropped by more than 60 percent, to about US$200 million, annually.
Further, because of the current economic crisis, the government is unable to
pay about 40 percent of its civil servants.
The over-reliance on oil has had an uneven impact on GDP growth rates.
According to the World Bank, South Sudan’s GDP receded from US$19.2
billion in 2011 to US$9.2 billion in 2012. In 2013, GDP recovered to US$13.8
billion, though the target was US$14.2 billion. The increase in GDP was due
to the implementation of a number of monetary and fiscal policies to deal with
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World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

the void created by the oil shutdown in 2012. Notable policies embarked
upon included (i) a focus on increasing non-oil revenues; (ii) improving public
financial management, through the implementation of an austerity budget; and
(iii) managing inflation. However, it is unlikely that the target for 2014, which
was forecast at US$17.6 billion, will be met, because of the ongoing
humanitarian crisis.
The GDP per capita was last recorded at US$2 134 – the highest in the East
African region, and equivalent to 10 percent of the world's average, largely due
to its oil revenues. Just over half (50.6 percent) of its population live below
the poverty line.
Towards the end of 2013, inflation had receded, following government’s
decision to devalue its pound currency against the US Dollar, such that it is at
par with the black market. Foreign currency scarcity contributed significantly
to the exceptionally high inflation rates – there was a huge imbalance between
the demand for, and supply of, foreign currency. The inflation rate averaged
18.6 percent from 2008 until 2014, reaching an all time high of 79.50 percent
in May of 2012, because of a scarcity in foreign exchange. In November 2013,
however, after the pound currency was devalued against the US Dollar,
inflation dropped to a record low of –14 percent. By June 2014, it had
gradually appreciated, but at acceptable levels of -0.60 percent.
Access to finance
Between 2012 and late 2013, South Sudan’s positive and pro-business
investment environment, which includes, among others, guarantees against
expropriation and tax incentives, attracted an additional 13 banks into the
financial sector, to bring the total number of banks operating within the
country to 29. Kenya Commercial Bank (KCB) is the largest with 15 local
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branches. KCB intends to double its presence to 30 branches, covering
100 000 people by 2015.
Despite the increase in the number of commercial banks, dynamism within the
financial sector is still low, and the products offered by commercial banks are
mainly concentrated in urban areas. The main products include basic deposits,
foreign exchange, and money transfer and remittances.
The above notwithstanding, eight out of the 29 commercial banks (KCB,
Mountains Trade and Development Bank, Nile Commercial Bank, Buffalo
Commercial Bank, Equity Bank, Commercial Bank of Ethiopia, ECO Bank, and
ECO Bank) provide loans, trade finance and/or saving products. The above
eight commercial banks offer loans in the following economic sectors:
manufacturing; building and construction; real estate; domestic trade, restaurants
and hotels; foreign trade and household services.
Loans to the building and construction sector averaged US$76.5 million a
month in 2013, or 0.5 percent of GDP. Loans to the real estate sector, in the
same year, averaged US$61 million or 0.4 percent of GDP, while loans to
households averaged US$97 billion or 0.7 percent of GDP. The loan to deposit
ratio for all the commercial banks, in 2013, ranged between 0.1 and 0.14
percent. This shows that the commercial banks’ lending portfolio is small, and
covers a very small percentage of the market.
Commercial banks are generally reluctant to lend, largely because of the
structure of their deposits. The majority of the deposits are short term (less
than a month), and drawn upon regularly. In 2013, the ratio of deposits to
GDP ranged between 0.05 and 0.09 percent. Some banks have instituted
measures to encourage customers to save more by offering an interest rate of
up to 1.75 percent on savings accounts. This rate is low by regional standards
and reflects the nascence of the banking industry in the country.
Generally, the formal savings culture in the country is poor, and the country has
been labelled by several authors as a primordially cash economy, due to the
high ratio of costs to salary levels and a preference for informal or traditional
savings methods. Less than three percent of South Sudan’s population has
access to financial services, compared to Kenya (42 percent) and Uganda (20
percent).
Loan tenures are short term (three to six months) and at high interest rates
(15 to 23 percent per annum). Collateral for loans is in most cases not
available, though some banks have innovatively sought other forms of
guarantees as security for the loan, such as leasing (keeping the purchased asset
in the name of the bank until complete repayment), or direct payment by the
employer or final purchaser of the good (arrangements where an external
party pays the bank directly such as in the case of government procurements
or salary loans).
The major criterion used by banks in the capital city of Juba to appraise their
clients is the ‘KYC’ rule: know your customer. Banks rely on other customers
who know the community to give information about prospective debtors.

Generally the lack of credit history is a major constraint to access to finance.
Most companies were established since independence and few have a past
credit record. In the World Bank’s 2011, 2012, 2013 and 2014 Doing Business
Reports, Juba scores 0 out of 6 on the depth of credit information index.
Non-performing loans are a common feature on several banks’ portfolios, and
the banks do not have adequate methods of enforcing repayment. The
judiciary system, which would play a key role in such scenarios, is severely
constrained in terms of both capacity and resources, and is untested in the
dispute resolution of loan defaults. In the World Bank’s 2014 Doing Business
Report, South Sudan scored three out of 10 in the index that measures the
strength of Legal Rights.
In early 2013, government approved the establishment of a US$200 million
mortgage lender, the Housing Finance Bank, through a public private
partnership to help address the shortages of housing in the country. 40
percent of the Housing Finance Bank will be owned or financed by foreign
investors (two foreign venture capital companies have expressed interest in
investing in the bank), 31 percent will be owned or financed by domestic
financial institutions and 29 percent will be owned or financed by the
government. The enabling law for the establishment of the bank is still in the
pipeline; though it is envisaged the Bank will be fully operational in 2015/16.
It is envisaged that the Housing Finance Bank will offer mortgages at an interest
rate of 10 to 15 percent. The bank will enter into agreements with private
developers to construct various classes of houses in all 10 states for purchase
by government employees and the general public.
Housing supply
South Sudan’s current housing supplies are basic, of dismal quality and unique
to a post-conflict country, which has not had well functioning institutions for a
relatively long period of time. About 90 percent of houses are made from
mud or sticks (known as Tukul/gottya), five percent are made from straw mats,
three percent from wood and only about two percent of houses are made of
brick or concrete. 31 percent of the population live in houses with only one
room, 64 percent live in houses with two to four rooms, and five percent of
the population live in houses with five to nine rooms. Only 12 percent of
South Sudanese population live in serviced housing.
The present housing types and supplies are also a reflection of low income
levels and the use of personal savings to build homes incrementally over time.
The vast majority of the population (93.3 percent) live in houses they own,
2.7 percent in rented houses, 0.6 percent in houses provided as part of work
and 3.4 percent in houses provided free of charge. Household consumption
remains very low; the average consumption per person per month, whether in
urban or rural areas, is estimated at about SSP100 (US$37.30), and of this
amount, housing materials for maintenance of the dwelling and repair of
household appliances constitute only SSP4 (less than US$1.50).
While the government is committed to addressing the dismal state of housing
in the country, there are more urgent and competing concerns, such as
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Development partners have demonstrated a commitment to address the acute housing
shortage in the country.
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maintaining peace and security. For the 2012/13 budget, the government
slashed the budget for housing construction projects planned under the
Ministry of Housing and Physical Planning from SSP23 million (US$8.5 million)
in 2010/11 to SSP12.5 million (US$2.8 million). For the 2014/15 financial year,
the budget allocation for housing construction projects that will be embarked
upon is slightly higher – SSP12.8 million.
Private sector housing delivery has also slowed due to the nascent investment
climate and elements of insecurity, both within and along the border with
North Sudan. For example, a relatively large-scale housing project launched in
2008 in the Central Equatorial State, in partnership with Abu Malek Companies
and Agencies Limited (the mandated project promoters for the government
of South Sudan), has not yet kicked off. The project was estimated to cost
US$650 million to set up a master plan community project in the cities of Juba
and Kajo Keji, and cover 16km.2 It would have featured an initial 9 000 housing
units (more were anticipated), commercial areas that would facilitate marketing
and trading activities, industrial areas that would enable manufacturing, and
agricultural projects that would guarantee local food supply.
Other private housing projects have also stalled. The Rock City Development
Project and the Buluk Premier Housing Project, both in Juba, were planned to
deliver just under 350 units of various sizes and a shopping mall of about
23 000m2 in 2010, but have not happened. A US$452 million housing deal
between the government and Kenya Commercial Bank Group’s mortgage
subsidiary, S&L, to fund construction of 1 750 housing units for civil servants has
also not gotten off the ground.
South Africa’s Pretoria Portland Cement Company Limited (PPC Cement),
with eight manufacturing facilities and three milling depots in South Africa,
Botswana and Zimbabwe and Ethiopia, entered the South Sudanese real estate
market in 2013 to tap into the growing demand for concrete (cement and
lime, among others) products. It is hoped that this will reduce the very high
cement prices in the country.
Nonetheless, development partners have demonstrated a commitment to
address the acute housing shortage in the country. Under the “Housing and
Livelihood Support for Returnees in South Sudan”, the Government of Japan
allocated US$3.2 million in 2014 to UN-Habitat to support returnee families
in Juba (Central Equatorial State), Aweli (Northern Bahr El Ghazal State) and
Wau (Western Bahr El Ghazal State) to build 600 houses and also provide
minimum urban services.
Property markets
The residential property markets are still under-developed, unsophisticated
and hard to estimate, both in qualitative and quantitative terms. On the other
hand, the commercial property markets have gained momentum, driven mainly
by immigrants, and international companies such as UAP Insurance. The latter,
through its South Sudan Property Company, UAP Properties Limited, signed a
US$5 million loan financing agreement with the International Finance
Corporation to develop Equatoria Tower, a 12-storey ultra-modern, landmark
commercial office development, in Juba. The Tower should be ready to let out
office space by 2014.
Commercial properties are built on leased land (up to 99 years). In a typical
leasing agreement, ownership of the development will revert to the landlord
upon expiry. However, because of low capacity to supervise and enforce
building standards, there are fears that tenants may hand over worthless
structures upon expiry of leasing agreements.
Affordability
The majority of the people of South Sudan (about 90 percent) live in rural
areas and are employed informally in mainly the agriculture sector. Only 10
percent of the workforce is formally employed, and half of them are employed
by government. The majority of public servants (54 percent) are low income
earners, with monthly incomes ranging between SSP300 (US$112) and SSP999
(US$372).

Housing affordability is consequently very limited, and the housing
developments planned misunderstand the constraints. The following
calculations are based on prices of houses that would have been constructed
under the Abu Malek Project.
Households earning between SSP8 000 and SSP15 000 (US$2 985 and
US$5 597) include members of parliament, presidential advisors, ministers, the
President of the Supreme Court, under-secretaries and legal counsels. There
are 346 such individuals in the government workforce. Individuals that earn
above SSP10 720 (US$4 000) would comfortably afford houses of US$$200
000, which were targeted for middle income earners. However, none of them
would afford houses of US$300 000, which were targeted for their income
levels.
Households earning between SSP4 001– SSP7 999 (US$1 493 – US$2 984)
include the Justice of the Court of Appeal, High Court judges, and the first,
second and third legal counsels. There are 434 such individuals in the
government workforce. Individuals that earn above SSP5 025 (US$1 875)
would comfortably afford houses of US$96 000. However, none of them
would afford houses of US$200 000, which were targeted for their income
levels.
Households earning between SSP2 000 and SSP4 000 (US$746 and US$1
492) include first lieutenant generals, lieutenant generals, major generals,
brigadiers, assistant legal counsel and public servants in grades one to six. There
are 2 031 such individuals in the government workforce. Individuals in this
income class would comfortably afford houses of US$45 000, which were
targeted for low income earners. However, none of them would afford houses
of US$96 000, which were targeted for their income levels.
Households earning between SSP300 and SSP1 999 (US$112 and US$745)
include colonels, lieutenant colonels, majors and captains, lieutenants, sergeants,
corporals, privates and public servants in grades 7 to 17. There are 22 781 such
individuals in the government workforce. Individuals in this income class would
not be able to afford houses of US$45 000, which were targeted for low
income earners.
Policy and regulation
Since its establishment, the Ministry of Housing and Physical Planning has
worked to design and implement a legal and regulatory framework that will
enable the government to mobilise public and private sector resources to build
affordable and decent houses for the population, and rehabilitate the existing
war-ravaged public buildings and utilities, with a special emphasis on urban
areas.
The Ministry of Housing and Physical Planning 2013 – 2018 Strategic Plan
outlines several interventions that will help address the housing shortage in
the country. Notable objectives in the Strategic Plan include; (i) building 1.3
million affordable houses in the 10 States of the country, in a period of ten
years. The houses will be built by central government, with support from the
states, and (ii) Upgrading slums in towns and cities in the 10 states. To achieve
the above objectives, the government has to institute measures that help
address ideological differences among the different ethnic groups.
In mid-2013, Parliament passed the national housing policy, which seeks to
attract direct foreign investments in the country’s housing industry. Currently,
banks do not provide long-term loans for housing, making investments in
housing projects an expensive venture.
A Land Act was enacted and approved in 2009. The Land Act espouses three
systems of tenure: customary, freehold and leasehold. Land is classified as public
(held by government), community (held by communities) or private land
(leaseholds of up 99 years and freeholds). The Land Act effectively details
ownership rights proven by legal title for all short-term leases, a decentralised
system of land registry maintained by the Ministry of Housing, Physical Planning
and Environment, the right for title holders to use the land as a surety to secure
debt (where mortgage contracts are to be registered in the land registry, and
the right for creditors to foreclose on land title in case of default. While the
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Land Act allows creditors to foreclose on land as collateral, no laws currently
detail the creditor’s rights, nor is there an appropriate registry for other types
of collateral. The availability of fixed asset based lending will depend on the
establishment of such legal frameworks (the equivalent of a Mortgage Act), as
well as an associated system of standardised collateral evaluation and registry.
Although the Land Act delineates the institutions and mechanisms for titling,
registry and the right to use land as collateral, the institutions in place are still
at an early stage of development, and have not yet been tested adequately.
For instance; the institutions which currently register titles have low capacity and
lack appropriate IT systems, procedures and support (especially at state level).
Other structures will also need to be developed for compensation for
expropriation and the application of customary practices/laws as described in
the Land Act.
In the past, because of the absence of a clear system for land titling and registry,
some banks have been reluctant to accept land as collateral, while other banks
accept the so-called ‘British leasehold’ with 30 remaining years as collateral.
Some other banks accept land titles for Juba-based property only.
In February 2013, the Government adopted a new Land Policy (2013) to
address issues pertaining to land acquisition and its management. The new
Land Policy will also address post-war conflict land rights, informal settlements
in cities and towns, as well as conflicts over access to land with pasture and
water. The grabbing of land, i.e. the acquisition of land without regard to the
interests of existing land right holders and disagreements between Counties
and Payams (Districts), will also be addressed by the new Policy.
Opportunities
South Sudan offers green field opportunities for all housing sector players, and
those who first enter the market will realise the most significant rewards. The
number of commercial banks need to be scaled up to allow for more
competition and dynamism within the banking industry. Further, there is a need
to institute long-term finance schemes within the banking system if the lending
culture of banks is to appreciate. Clearly, the housing sector offers substantial
opportunities, if affordability constraints are understood.
Given the affordability constraints, opportunities to grow the housing
microfinance market are also suggested. There is a need to facilitate and
support the establishment of housing co-operatives in which individuals would
obtain houses under conditions that suit their incomes. The insurance, capital
markets and social security sectors have not been tapped into. These sectors
are key in the provision of long-term funds to the mortgage industry.
Other opportunities include domestic manufacturing and supply of building
materials (cement, iron, wood) and building urban sanitation services (solid and
liquid waste management and sewer network system).
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Swaziland
KEY FIGURES
Main Urban Centres

Mbabane (capital), Manzini

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

11,14 Swazi Lilangeni (SZL)
8.9 | 5.7 | 5.9

Population^ | Population growth rate (2013)^
1,249,514 | 1.49
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 21.34% | 1.32%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

3,034.22 | 2.79%
3,080.00
63.0
22.50
51.49
148 | 0.530

Lending Interest Rate^
8.50
Credit % of GDP^
25.27
Average Mortgages % of GDP°
69.96 | 70.88
Price To Rent Ratio City Centre** | Outside City Centre**
1.43% | 1.41%
Gross Rental Yield City Centre** | Outside of City Centre**
Outstanding loan to purchase a home, older adults (% age 25+) 6.62
Outstanding loan for home construction, older adults (% age 25+) 6.68
What is the cost of standard 50kg bag of cement (in US$)? #
US$7,64
What is the price of the cheapest, newly built house by a formal
US$8 000 (2013)
developer or contractor? #
40 (2013)
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #
Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !

Overview
The Kingdom of Swaziland is a small, landlocked, open economy bordering
Mozambique and South Africa. The country has close trade and financial ties
with South Africa, which absorbs about 60 percent of Swazi exports and
provides 80 percent of imports, including most of the electricity. Around 70
percent of Swaziland’s 1.1 million people are based in rural areas, with
livelihoods predominantly dependent on subsistence agriculture.
The Swazi economy is mainly driven by its membership of the South African
Customs Union (SACU) and the Common Monetary Area (CMA).
The CMA arrangements limit the scope of Swaziland’s monetary and exchange
rate policies, which are linked to South Africa’s inflation-targeting framework.
As a result, inflation trends in Swaziland closely follow the trends in South Africa.
The main drivers of inflation are food, fuel, utilities and transport. These four
expenditure categories constitute about 70 percent of the total consumption
basket. Erratic weather conditions and the depreciation of the South African
rand tend to intensify inflationary pressures by increasing food prices, and fuel
prices which feed into transport costs. Swaziland has historically depended
on imports for about 20 percent of its food requirements. Improving food
production and enhancing food security are, therefore, important in addressing
inflation.
The country has been recording single-digit inflation since 2009. Consistent
with decreases in food and fuel prices, inflation has been trending downwards
since the beginning of 2013. In May 2014, inflation slowed to 5.5 percent, the
first time in four years that it fell below six percent. Projected inflation for the
year according to the Central Bank is expected to remain within the three to
six percent band.
Swaziland’s fiscal crisis reached a critical stage in 2011, as the government could
not meet some of its payment obligations in time, resulting in the accumulation
of domestic arrears of almost five percent of GDP. The fiscal crisis spilled over
to the rest of the economy as the accumulation of arrears by the government
created financial constraints on private businesses, which consequently reduced
their activities. Increased SACU revenues before the global financial crisis
encouraged rapid growth in the public sector, including the wage bill, which is
one of the highest in the region. Movements in SACU receipts have important
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implications for the fiscal balances and the health of the economy in general.
SACU revenues constitute about 60 percent of total revenue.
Growth in 2013 was estimated at 2.79 percent, which represented an
acceleration in growth over the 1.7 percent recorded in 2012. The tertiary
sector decline of 1.2 percent in 2011 was reversed to a positive growth of 2.5
percent in 2012. The transport, storage and communications sector
experienced the largest growth at 19.3 percent in 2012 compared to 2.7
percent the previous year.
Growth in the primary and secondary sectors was subdued due mainly to a
combination of a poor agricultural season, especially the maize and citrus subsectors, and a slow recovery in South Africa and the European Union. These
two markets account for about 70 percent of the country’s exports.
Growth in 2013 therefore improved, largely driven by a recovery in
manufacturing and service sectors. Construction benefited from public sector
investments, especially given the 25 percent increase in the capital budget. By
the third quarter of 2013, building plans approvals had jumped by more than
seven percent compared with that of 2012. As the construction sector
recovered, the demand for quarried stone increased. This, together with the
higher coal output, led to positive growth in the mining and quarrying sector.
Weaknesses in the global economy, however, continue to pose some risks to
Swaziland’s growth prospects. Economic growth is expected to decelerate to
just over two percent in 2014 as private sector investments remain low.
Some of the country’s growth challenges can also be traced back to issues
around access to land. Swaziland has a dual land tenure system. The country’s
Title Deed Land which accounts for the bulk of the country’s land in
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commercial and industrial use, including the production of high value crops
(citrus, forestry and sugarcane) – is characterised by high levels of investment,
irrigation, and productivity but is becoming increasingly scarce. Meanwhile,
much of Swazi Nation Land, is under subsistence agriculture, which is generally
done under rain-fed conditions, attracts little investment and suffers from low
productivity. In recent years, the government and development partners have
taken several promising initiatives to improve the productivity in Swazi Nation
Land by relying on schemes that help overcome coordination problems among
smallholders and facilitating irrigation access.

The Swaziland Building Society (SBS) was established in 1962, and is a viable,
self-financing development and housing finance institution, and the major
provider of long-term mortgage lending. It provides loans mainly for buying
vacant land and housing construction but also for residential and commercial
mortgages, and has E1.5 billion in assets. It also runs a rural housing scheme,
which enables borrowers to build on Swazi National Land (SNL, where the
land is held by the tribe), by mobilising pension and provident funds as collateral.
Through a pioneering project, it also lends to residents of informal settlements
by working with savings groups. The scheme involves providing loans to buy
small plots and for house improvements.

Access to finance
As at end of 2013, the number of commercial banks remained at three,
consisting of subsidiaries of South African banks, namely Standard Bank
Swaziland, Nedbank (Swaziland) Limited and First National Bank of Swaziland.
The Swaziland Development and Savings Bank is 100 percent owned by the
Swaziland Government. Nedbank (Swaziland) Limited is the only bank listed
in the Swaziland Stock Exchange. The Swaziland Government holds 23 and 25
percent shareholding in Nedbank (Swaziland) Limited and Standard Bank
Swaziland, respectively. The remaining majority shareholding is held by the
South African banks’ holding companies. The Swaziland public holds 10 percent
in Nedbank (Swaziland) and the Swaki Group of companies holding 10 percent
in Standard Bank Swaziland. There is one Building Society, the Swaziland
Building Society and four licensed credit financial institutions, namely Letshego
Financial Services, First Finance (Pty) Ltd, Select Financial Services and Blue
Financial Services.
During the year ending December 2013, total banking sector assets grew by
16.1 percent to E12.9 billion, from E11.1 billion in December 2012. The
Swaziland Bank Sector was stable, financially sound and conformed to statutory
prudential requirements in terms of capital adequacy and liquidity. The
subsidiaries of South African banks continued to dominate the local market as
they accounted for 80 percent of the total banking sector assets. Loans and
advances represented 61.5 percent of the banking sector assets, increasing
from the 57.2 percent reported at end of December 2012. During the same
period, the asset quality of banks improved, with non-performing gross loans
at 7.6 percent in December 2013, lower than the 10.6 percent recorded in
December 2012.
According to FinScope Swaziland (2011), 44 percent of the Swazi population
is formally banked, 13 percent use informal services and 37 percent are
financially excluded. Credit for housing in Swaziland ranges from mortgages,
for which a title deed is present, to pension-backed loans when the consumer
has contributed to a lump-sum over time that acts as liquid security, and
personal loans when the consumer typically undertakes incremental building of
the home. When creditworthy consumers are unable to obtain a mortgage
(when no title deed exists) or a pension-backed loan (as they have been unable
to accumulate a sizeable pension), they can obtain large unsecured personal
loans. Such personal loans – of around E100 000 or more – are more readily
available than mortgages from both banks and non-banks, but as they are
unsecured, they are priced higher than mortgages. This price differential
disadvantages these consumers.
The primary provider of mortgages in Swaziland is the Swaziland Building
Society (SBS), with the four big banks providing the balance. The total market
for mortgages in Swaziland is E2.3 billion, making up 21.7 percent of total
formal credit in Swaziland. SBS provides 39.3 percent of total mortgages. The
four banks between them provide the remainder – 60.7 percent of total
mortgages in Swaziland. These mortgages are split between personal (79.1
percent), and commercial (20.9 percent). Mortgages constitute the highest
proportion of the loan book of any type of credit: According to the Centre for
Financial Regulation and Inclusion’s (CENFRI) 2014 report, mortgages account
for 39.2 percent of total personal credit in terms of value, but just 2.6 percent
in terms of the number. Mortgages are therefore used by only a small
proportion of Swazis, which may be in large part due to the small portion of
title deed land available as collateral
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SwaziBank provides normal commercial banking services with a particular focus
on business and development finance. It has been the most pro-active of the
banks in serving lower income households and has won numerous banking
awards. The bank has historically obtained interest-free deposits from the
government, channelled to, among others, its mortgage programme for public
servants. Urban public servants can borrow up to E400 000 (US$38 000),
while rural public servants can borrow up to E200 000 (US$19 000). A variety
of other mortgage products are also available. Swazi Bank offers a rural
housing loan, mortgaged either by a freehold property, or secured with the
borrower’s pension withdrawal benefits. Commercial banks provide a few
mortgages for the upper and middle income settlements of the market.
The Swaziland National Housing Board (SNHB), apart from being a developer
and owner of housing, also provides housing finance and developed land for
sale. Nedbank, FNB and Standard Bank all offer mortgages in Swaziland. Urban
housing loans are offered generally at a loan to value ratio of 80 to 90 percent.
FNB requires a 40 percent deposit for a mortgage for a plot of land, while the
Swazi Building Society allows an 80 percent loan to value (LTV) ratio for the
purchase of a plot, and a 95 percent LTV ratio for the purchase of a house. The
maximum loan term across all the lenders is 25 years, although Nedbank allows
20 years and FNB 30 years for house purchase. Interest rates are similar to
what is available – 8.75 percent as per the prime rate in 2013. The Swaziland
Building Society offers its mortgage at slightly below prime at 7.5 percent.
Swaziland has a vibrant microfinance industry in excess of 100 institutions and
a rapidly growing industry of 74 Savings and Credit Cooperatives (SACCOs)
registered with the Commissioner of Cooperatives, with about 38 000
members. Until recently, the non-bank industry has been unregulated, but the
coming into force of the Financial Services Regulatory Authority (FSRA) in
2010 has made registration and licensing mandatory. All non-bank industry
players will now also be expected to submit returns and annual reports to the
FSRA.
The liberalisation of the insurance market in 2005 saw a number of new
entrants. The most recent insurance licence was awarded in January 2014.
There are now six long-term and three short-term insurers alongside one
composite insurer, the former state-owned monopoly Swazi Royal Insurance
Company. There are also two medical aid providers that are currently
unregulated.
Swaziland has a small capital market with almost no market liquidity. While
Swaziland does not have a public credit register,Trans Union operates a private
credit bureau on its hub and spoke model, which operates from South Africa.
A Consumer Credit Bill which will regulate credit in Swaziland has been
approved by Cabinet and awaits parliamentary approval. Regulations for the
same bill are currently being crafted with a view of capping the cost of credit
which is perceived to be very high at around 200 to 300 percent.
Affordability
Since 2010, SNHB has had low-cost offerings priced at E280 000 (US$27 000)
to E450 000 (US$42 900). This required a monthly income of E6 486 to
E10 422 (US$617 to US$993) to qualify to service the loan. This is beyond
the reach of the vast majority in a country where more than 85 percent of the
population is classified as earning less than US$2 a day. Even employed people
such as teachers who typically earn less than US$600 a month would find it
difficult to afford this product.
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The SNHB also has a rental portfolio of about 1 085 units in Mbabane (505)
and Matsapha (580) and rentals range from E1 125 (US$107) to E4 200
(US$440). SNHB claims that this is discounted on the market rate charged by
private landlords for similar units. As a result, the SHNB maintains a long waiting
list, leading to frustration among those still in the queue.
The SBS has established lending for plot acquisition among low income earners.
The scheme has less onerous income eligibility criteria than mortgages and
provides a starter property for incremental building. Loans are partly
guaranteed by the state. Loan uptake has been modest, however, due to
among other reasons a reluctance to use plots as collateral among poorer
households, reluctance to be taxed, general risk aversion by the SBS to lend
more, and insufficient targeted marketing. The concept is, however, pioneering
and offers a platform for greater lending, taking lessons learnt into
consideration.
Swaziland has a Gini coefficient of 51.5 percent, making it the 21st most unequal
country out of 153 countries worldwide. About 60 percent of Swaziland’s
adult population reported either earning less than E500 a month (which
equates to less than US$2 a day) or not earning a regular income. This is
consistent with Swaziland’s Household Income and Expenditure Survey’s
poverty rate of 63 percent, which represents those earning less than E461 a
month. Of those that earn a regular income, about 24 percent earn between
E500 and E2 000 (less than US$7 a day) and only 12 percent earn more than
E2 000. According to FinScope, in 2011 the average monthly income across
all adults is only E1 018 a month.

Nhlangano Township (extension 9) ranging from 361 square metres to 1 150
square metres selling from E54 000 and 28 upmarket plots in Woodlands. In
the latter project, six customers were given keys to their new homes this year.
The SNHB has plans for a further three projects: 1 000 ha for upper and
middle income development in Woodlands (phase 2); a mixed development
of 330 plots in Ngwenya New Township; and a middle income township in
Piggs Peak.
In April 2011, the Minister of Housing and Urban Development reported on
Swaziland’s Housing the Nation programme, a housing delivery programme
targeted at public servants and the general population. This E1.5 billion project
kicked off following finance raised through the Public Service Pension Fund and
the Swaziland National Provident Fund and a government guarantee. This
project is being carried out through Swaziland National Housing Board and is
expected to create 25 000 jobs and contribute up to 14 percent of GDP in
the delivery of housing for accommodation for armed forces.
The supply of land in urban areas is limited and is a constraint to housing
development, as much of the land is Swazi Nation Land (SNL). Swaziland’s
growing urban areas cannot incorporate land within the jurisdiction of the
chiefs. Servicing and land-use management regulations have generally
overwhelmed the chiefs in these peri-urban areas, creating sprawling informal
settlements and making future upgrading and planning difficult. Further,
conversion of SNL land to leasehold requires the consent of the king and does
not happen frequently.
Property markets

An estimated 26.5 percent of the adult population is infected with HIV/AIDS
(2012), the highest prevalence in the world. About 40 percent of all mothers
are HIV/AIDS positive. The high HIV/AIDS prevalence leads to a high
dependency ratio and is the main reason behind a significant drop in life
expectancy from 60 years in the 1990s to 49 years in 2012. This poses
challenges to housing demand, affordability and the associated risks and costs
of lending.
Housing supply
Self-build is the predominant method of housing supply. Households source
funds from social support networks (family and friends), moneylenders and
other finance sources such as business income and rental revenue.
According to FinScope Swaziland 2011, 25 percent of urban dwellers do not
have water in their home, and just over 50 percent in urban areas lack flush
toilets. 48 percent of urban dwellers use electricity in their homes; the rest use
liquefied petroleum gas (25.7 percent), kerosene (8.5 percent), or wood (15.9
percent).
The Swaziland Housing Board (SNHB) was established in 1988 to provide
affordable housing and end-user finance, but current and future developments
suggest that the SNHB primarily caters for middle to higher income earners.
It has three projects underway: 316 units in Mhobodleni Township, 437 units in

In addition to local demand, higher-end property markets are fed by South
African buyers seeking holiday homes. Given the global economic crisis and
Swaziland’s poor macroeconomic performance, sales continued to remain
depressed in 2013, with a lot of property available but few buyers. Some argue
that the introduction of Value Added Tax (VAT) has further depressed the
market. The exception is Ezulwini, which is fast becoming a tourist hub, where,
despite the recession, the cost of property rose. There is a strong migration
of middle class buyers into the area.
Swaziland dropped three places in the global ranking in registering property,
dropping from 127th to 130th out of 189 countries in the World Bank’s 2014
Doing Business Report. It still takes 21 days to register property (versus an
average of 59 days in Sub-Saharan Africa), and costs 7.1 percent of the
property value. The World Bank funded Urban Development Project
pioneered the introduction of a 99-year lease on urban land. This made it
easier for land to be used as collateral for mortgages and housing improvement.
Nevertheless most land, including peri-urban land, is SNL land, which lenders
find a problem to use as collateral. This means additional security such as the
borrower’s pension, is necessary to provide sufficient comfort levels for banks.
The leasehold system can, if carefully applied, be extended to SNL land
although it may in practice halt the allocation and use rights administered by
chiefs.
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Policy and regulation

Opportunities

In general, the Swazi legal system effectively enforces property rights. The court
system is considered free and fair, though lengthy. The country performs
relatively well on different indicators including the Strength of Legal Rights Index
(six out of 10) which remains unchanged in 2014.

Housing for lower to middle income earners remains a challenge. The activities
of a number of microfinance institutions such as Select, and building societies
such as the SBS, which provide products that allow starter plot acquisition and
incremental building, point to a possible solution to the problem if done at
scale. The high levels of tenure security and the availability of housing
microfinance products create an adequate platform for this.

Concerns still abound with the country still seen to be suffering from
inadequate legislative and policy framework dealing with human settlement. In
this regard, priority needs to be given to the promulgation of a Rental Housing
piece of legislation; this legislation would assist in addressing in detail deficiencies
with the Housing Policy of 2001. Furthermore, concerns have been raised
with the slow implementation of the Residential Tenancies Bill, intended to
address relationships between landlords and tenants.
Finally, much of the current legislation and policy framework dates back to
almost 40 years. There remains relevant and more up to date draft legislation
and policies which have not moved much. These include the draft National
Land Policy and draft Peri–urban Growth Policy. Contrasting these policies
with the 1961 Town Planning Act, Building and Housing Act of 1968 and Local
Government Act of 1969, it is clear that many of these laws are now out of
touch with global changes.
There has been some financial regulatory reform. The implementation of the
Retirement Funds Act of 2005 targeted greater liquidity for capital formation
through the Swaziland Stock Exchange, although the exchange remains largely
inactive with small market capitalisation. Liberalisation of the insurance industry
through the Insurance Act of 2005 also led to growth in non-bank financial
institutions. The legislation has led to impressive growth in foreign direct
investment in the sector especially from South Africa.
Swaziland dropped a ranking overall in the World Bank’s 2014 Doing Business
Report to 127th out of 189 countries. A key constraint relates to the
enforcement of contracts, where Swaziland ranks 176th. In the Global
Competitiveness Index, Swaziland ranks 124th out of 148 countries and last
when compared to the other SACU members (respective ranks: South Africa
– 53; Botswana – 74; Namibia – 90; and Lesotho – 123). The five most
problematic barriers to doing business were cited as tax rates, access to finance,
inflation, government instability and inefficient government bureaucracy.

Still, housing finance plays a significant role in the Swazi credit economy. Given
Swaziland’s economic situation, the promotion of incremental housing
approach, financed with housing microfinance, is an important area for market
development.
However the overall impression gained from the social perspective in Swaziland
is that of a disheartened society that finds it difficult to trust formal institutions
or even community-based structures. Economic hardship, compounded by the
fact that most families are confronted by death and sickness largely due to
HIV/AIDS, has led to a fatalistic attitude to life with little hope and proactive
planning for the future. People therefore tend to have a survivalist rather than
an aspirational outlook. Compounding this, many households “inherit” the
responsibility to look after the children of the deceased, with the elderly often
becoming caregivers rather than being cared for; with life expectancy dropping
from 60 a few years ago to 49 it remains difficult to comprehend how housing
finance can succeed.
Sources
Cenfri (2014) Making Access Possible (MAP) Diagnostic Report Swaziland
Central Bank of Swaziland Annual Report 2013
Demirguc-Kunt, Asli and Klapper, Leora (2012). Measuring Financial Inclusion:
The Global Findex, World Bank Policy Research WP 6025.
Economist Intelligence Unit (2010). Country Outlook Swaziland. July 2012
FinMark Trust (2012). Making credit markets work for Swaziland.
FinScope, 2011
Index Mundi, 2013
Oxford Economic Country Briefings: Swaziland.
Reuters, 2013
Swaziland National Housing Annual Report 2013
Swaziland Building Society Annual Report 2012
UNAIDS (2008).
United Nations Children's Fund (UNICEF), 2012
World Bank (2013). Doing Business 2012. Swaziland Country Profile.
World Economic Forum (WEF), 2013.
Websites
www.allafrica.com
www.africaneconomicoutlook.org
www.eswaziproperty.com
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www.mfw4a.org
www.mixmarket.org
www.snbb.co.sz
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Main Urban Centres
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Population^ | Population growth rate (2013)^
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Overview
Tanzania is a growing economy, straddling the East African and Southern African
economic development communities. It is one of the fastest growing countries
on in Africa, and is rich in natural resources. At least 30 percent of its 45 million
people live in urban areas, with an urbanisation rate of six percent per annum.
The country has experienced impressive growth rates over the past decade.
After rebasing the gross domestic product data in 2014, to factor in expanding
industries (e.g. mining and natural gas), the government expects the economy
to increase by 20 percent. This growth is underpinned by: rising investment in
the natural gas sector; firm growth in private consumption; and growth in the
telecommunications, transport, financial services and manufacturing sectors.
The construction sector is also expected to grow as further investment is made
in the gas, transport, power and urban property development sectors.
Tanzania has suffered high inflation rates over the past few years, with inflation
of 16.1 percent in 2012. However, helped by falling food prices, the Bank of
Tanzania (BoT or central bank) aims to reduce inflation to just above six
percent in the short to medium term.
These positive economic indicators and reforms, as well as stable political
leadership, have resulted in substantial multilateral and donor support for the
country’s development agenda. Some of this support is specifically targeted at
developing the housing finance sector.
Access to finance
Tanzania has 53 commercial banks and other private financial institutions;
however the financial system is largely concentrated in commercial banking
and is relatively small, with the financial sector playing only a minor role in the
country’s economy. The private banking sector is sound and profitable with the
weakest area for Tanzanian banks a considerable exposure to interest rate risk,
resulting from large government bond holdings.
In 2012, the World Bank launched the Global Financial Inclusion (Global Findex)
Database to explore levels of financial inclusion around the world. According
to Findex, 14.2 percent of rural and 40.6 percent of urban Tanzanians over 15
years of age have an account with a formal financial institution. While 43.6
percent of Tanzanians over the age of 25 report that they have saved in the past
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year, this appears to be mainly informal: only 13.3 percent have saved at a
financial institution and 9.7 percent through a savings club. According to
FinScope (2013), the greatest area of growth in the non-bank formal sector
has been in mobile facilities where there has been a huge hike since 2009,
from almost nothing to 50 percent of the population.
In 2010, the Bank of Tanzania issued regulations for a credit reference bureau
within the framework of the Bank of Tanzania Act of 2006. The intention is
to have a state-owned, central databank that is managed by the Bank of
Tanzania, from which licensed private credit bureaux can access data. Banks
and other regulated financial institutions must report to the register. While the
Bank of Tanzania invited applications for credit reference bureau licences from
the private sector in 2011, in 2013 there are still no public or private credit
registries operating in the country. Consequently Tanzania scores 145th globally
in terms of ease of getting credit, out of 189 countries in the World Bank’s
2014 Doing Business Report.
Tanzania’s mortgage market is among the smallest in the East African region
(the ratio of outstanding mortgage debt to GDP is 0.36 percent). Only 6.7
percent of the top 60 percent of income earners and one percent of the
bottom 40 percent of income earners report having an outstanding loan to
purchase a home. Loans for home construction are slightly more prevalent,
however, with 10.8 percent of the top 60 percent of income earners and 3.1
percent of the bottom 40 percent of income earners having home
construction loans currently outstanding.
The mortgage market has continued to grow steadily, recording an annual
growth rate of 46 percent in 2013. A key element in the growth of the
mortgage market has been the provision of long term funding both in the
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form of re-financing and pre-financing by the Tanzania Mortgage Refinance
Company (TMRC). The total number of mortgage loans also grew rapidly
from 1 889 in January 2013 to 2 784 by the end of last year. 19 lenders are
now offering mortgage products (from only two in 2011) with more due to
enter the market. Mortgage debt advanced by the top three lenders account
for 67 percent of total outstanding mortgage debt. Azania Bank, which has
the longest presence in the mortgage market, was the market leader
commanding 24 percent of market share, closely followed by Stanbic with
about 21 percent and the TMRC accounting for 11 percent of the market
share. In December 2013, outstanding mortgage debt stood at TZS156 billion
(US$91 million). Average loan size as at 31 December 2013 was TZS62 million
(US$36 289) – a decline from the previous year when the average loan size
was TZS73 million (US$42 728). The average loan size varies greatly across the
different lenders and mortgage tenor has increased from 10 to 20 years.
Demand for housing and housing loans remains extremely high but is
constrained by inadequate supply of affordable housing and high interest rates.
Recent rises in the Treasury Bills rate to 15 percent (those with a maturity of
182 days) will have a negative impact on the affordability of all forms of long
term debt, including mortgages. Typical rates offered by lenders vary between
16 and 21 percent. Most lenders offer loans for home purchase but
increasingly different products are emerging such as loans for self construction
and for equity withdrawal, which continue to be expensive and beyond the
reach of the average Tanzanian.
Given affordability levels, the microfinance sector is especially important in
addressing housing supply, and is growing steadily. A study commissioned by the
Bank of Tanzania found that 41 percent of Tanzanians who borrow microloans
planned to use these for housing construction or improvements. 19 MFIs
report to the Mix Market, an online source of microfinance performance data
and analysis. In 2014, these lenders had a gross loan portfolio of US$1.1 billion,
456 636 active borrowers and almost 695 685 depositors. The largest
microlender is the National Microfinance Bank (NMB), with a gross loan
portfolio of US$774 million. NMB has no housing microloan product, but
recognises that up to 40 percent of the consumer loans it grants are used for
housing purposes. In 2011, the Tanzanian government announced a plan to
establish a Housing Microfinance Fund (HMFF) with a US$3 million
contribution from the World Bank. Progress has been slow; according to the
World Bank, by October 2012, 1 090 housing microfinance loans had been
approved, towards a March 2015 target of 8 000; seven microlenders were
providing housing microloans, towards a March 2015 target of 12; and the
HMFF had extended no loans, though it has a target for 2 500 loans extended
by March 2015.
Commercial MFIs are also entering the affordable housing space. Akiba
Commercial Bank piloted a home improvement loan in May 2012, with loan
amounts ranging from TZS2 million (US$1 171) to TZS50 million (US$29 265),
repayable over 24 months at an incentivised interest rate of 19 percent,
compared to 20 to 22 percent for regular business loans. Pension funds are
also advancing mortgage loans to their members.

Affordability
53 percent of all adults earn less than TZS50 000 (US$29) a month. 4.5
percent of adults are employed in the formal sector with nearly a quarter of
the population dependent on others for their source of income. In 2011/12
approximately 12.3 million of Tanzanians were living below the poverty line. In
2011, the Gini coefficient rose to 0.36.
Given that the average mortgage size is TZS62 million (US$36 289), most
clients are high income earners. Over 70 percent of Tanzanians have incomes
of less than US$150 a month, and so are unable to access mortgage finance.
Even the National Housing Corporation, with a two-bedroom unit selling for
TZS46.98 million (US$27 498), is accessible only to higher and middle income
earners. Most households finance their housing through cash sourced from
household savings, others include micro credit loans and personal loans. A
number of NGOs cater for the lower income market segments, but their reach
is insufficient to meet the scale of demand.
As there are no professional real estate developer associations in Tanzania,
developers are forced to find their own solutions which invariably raises the
prices of houses significantly.
Mortgage financing institutions offer loan terms that range from five to 20 years,
with an interest rate of between 16 and 22 percent. The TMRC intervention
has had a positive impact on interest rates. TMRC member banks can currently
borrow from the TMRC at 11.5 percent and are therefore able to on-lend to
their customers at lower mortgage interest rates than those prevailing in the
market. The new Public Servant Housing Scheme will offer soft loans, between
10 and 13 percent, over 25 years, to civil servants who wish to buy or build
their own homes. The intervention includes a plan to make housing more
affordable and deliver 50 000 units in the first five years of the scheme.
Housing supply
Tanzania suffers from a shortage of good quality and affordable housing. The
current housing deficit is estimated at three million housing units coupled with
a 200 000 unit annual demand. Over 70 percent of its urban residents live in
unplanned and unserviced informal settlements. Infrastructure and services,
where available, are provided and maintained by local authorities, sometimes
in collaboration with communities. Two in three households live in dwellings
with earth, sand or dung flooring. Over 80 percent of urban residents are
tenants, living under pro-landlord legislation that forces people to pay annual
rent upfront with a limited supply of good houses.
98 percent of existing housing is built incrementally by individual households,
taking between five to 10 years to complete. A variety of locally available and
imported building materials are used to construct homes. Most houses in low
income areas are multi-family units shared by several households. However,
even self built housing units are being hampered by a shortage of serviced
land. Land for housing is accessed through formal and informal systems. The
informal system has contributed to the growth of informal housing areas where
50 to 70 percent of urban residents live.
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Under the new ‘Civil Servants Housing Scheme’, 50 000 houses will be constructed over
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The National Housing Corporation sells a two-bedroom unit for TZS46.98 million
(US$27 498), although this is accessible only to higher and middle income earners.
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The current housing deficit is estimated at three million housing units coupled with a
200 000 unit annual demand. Over 70 percent of urban residents live in unplanned and
unserviced informal settlements.
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The National Housing Corporation (NHC) announced in 2011 that it was
raising its budget from US$23 million to US$230 million to increase the scale
of delivery. Alternative building materials are being explored as a way to deliver
these houses on a rapid scale. Under the new ‘Civil Servants Housing Scheme’,
50 000 houses will be constructed over the next five years. Furthermore,
under the Tanzanian Building Agency, the government aims to construct 10 000
houses. The NHC is working within a five-year strategic plan until 2015, and
plans to build a minimum of 15 000 housing units (including 5 000 affordable
houses) for both sale (70 percent) and rental (30 percent).
In 2012, the NHC had a total of 181 joint venture projects under way, of which
54 were completed, 60 were under construction and 67 had been stalled.
Currently, 38 residential projects comprising 4 140 housing units, and 14
commercial projects, are in various stages of development. In 2012, the
NHC announced a development in Arusha, which was expected for
completion by January 2013. 100 apartments of 60m2 each were offered
for sale at TZS82 million (US$47 995). Plans for a development in Kilimanjaro
are also under way. To support the participation of banks in the housing
delivery programme, the NHC has signed agreements with 12 banks according
to which the banks agree to finance homebuyers and the NHC agrees to buy
back properties from defaulting borrowers. Furthermore in 2013, the NHC
announced that it would add 510 housing units to the housing market in Dar
es Salaam within the next two and half years, as part of three projects worth
TZS124 billion (US$72.6 million). The three high rise modern housing projects
are expected to house over 3 000 people and have areas for commercial and
recreational facilities. Apart from these three projects, another four projects
of 1 000 units are expected to be launched. These projects include: twin
towers of 26 floors each built by China Railways Jianchan Engineering at
TZS68.3 billion (US$40 million); three storey buildings each with 16 floors at
a cost of TZS30.3 billion (US$17.7 million) to be undertaken by Group Six
International; and two structures with 16 floors at a cost of TZS24.9 billion
(US$14.6 million) to be implemented by Estim Construction.
To finance these projects, the government has allowed the NHC to borrow
TZS300 billion (US$175.6 million). So far, the NHC has entered into
agreements with eight local banks for loans amounting to TZS165.4 billion
(US$96.8 million), and has already drawn down TZS68.5 billion (US$40 million)
to finance the ongoing projects.
To promote housing development more aggressively, the NHC has developed
an investment policy for partnerships with private players.
NHC’s rental portfolio performed better than the sale of houses. During
the year ended 30 June 2013, rental revenue increased to TZS63 billion
(US$36.9 million) as compared to TZS47 billion (US$27.5 million) achieved in
June 2012.This increase is attributed to the following factors: Rent increase for
tenants who renewed their contracts during the year; and additional rental
units from completed investment buildings. The NHC’s stock comprises 2 389
buildings which have 17 111 rental units, mainly in prime areas of major urban
centres. The NHC succeeded in increasing its annual rent collections from 85
percent to almost 100 percent in 2012.
Finally, NGOs also support poor people’s efforts to gain access to housing.
The Centre for Community Initiatives (CCI) supports the Tanzania Federation
of the Urban Poor, a network of slum dwellers who are members of SDI. UKbased NGO Homeless International also supported the work of CCI since
2007.
Property markets
At 145th out of 189 economies on the World Bank’s 2014 Doing Business
Report,Tanzania ranks poorly in terms of ease of doing business. It ranks 146th
in terms of ease of registering property, down from 140th in 2013. It takes
eight procedures and 68 days to register a property, at a cost of 4.5 percent
of the property value – almost three times longer than the time it takes in
Organisation for Economic Cooperation and Development (OECD) countries,
but comparable in terms of cost.

Lenders argue that an inadequate supply of mortgageable units makes it difficult
for a vibrant property market to exist. Recent offerings by the NHC have
been sold out within days of becoming available. A major problem, however,
is the lack of land titles. 75 percent of land is not surveyed in Dar es Salaam.
The government remains the sole and primary instrument for land delivery.
While in principle, rights of occupancy can be bought, sold, leased and
mortgaged; in practice the land market is inhibited by many layers of
government control. There is a very limited formal land sale market – most
land transactions occur on the informal market, and these tend to be leases.
With notable inefficiencies, land acquisition, although improving, has been a
hurdle in many respects towards the development of an efficient housing
market; along with the limited availability of mortgage financing. In recent years,
the Ministry of Lands, Housing, and Human Settlements Division has
undertaken a drive towards implementing key steps such as improved plot
allocation in greenfield areas, land regularisation and titling in existing informal
settlements that will enable it to encourage land development.
Finally, the foreclosure process needs reform. All foreclosures require court
action, and there is cautiousness by banks to lend because of difficulties with
this process. One bank has indicated that as a result, mortgage lending is more
like ‘relationship banking’, where the lender relies on its knowledge of the client.
Policy and regulation
Established by Act of Parliament No. 45 of 1962, the National Housing
Corporation (NHC) was for a long time the main property developer in the
country having constructed 14 145 housing units between 1962 and 1974
before registering significant decline in the construction of housing stock. NHC
has also been responsible for managing its rental housing stock aside from
building houses.
While housing development is guided by the National Human Settlements
Development Policy of 2000, the policy’s objectives do not specifically address
the problems within the housing sector. Efforts are currently underway
towards developing a housing policy that will address key issues.
The Mortgage Finance Act of 2008, developed with the support of the World
Bank, led to the establishment of the TMRC in early 2010. TMRC is a secondary
or wholesale mortgage liquidity facility created as a private sector institution
owned by the banks with the sole purpose of supporting banks to do
mortgage lending by refinancing banks’ mortgage portfolios. Initially, the TMRC
used a World Bank loan to refinance the portfolio of member banks. Once this
is exhausted, the TMRC will raise funds from the capital markets by issuing
bonds. The TMRC has 11 shareholding banks, all of which plan to offer
mortgages. The TMRC initially made slow progress due to a lack of readily
available mortgage portfolios in the market. A low disbursement rate and very
limited movement against the project indicators contributed to the need to
restructure the project, which was finalised in May 2013. This has allowed the
TMRC to pre-finance as well as refinance mortgage portfolios from
participating mortgage lenders.
In 2014, TMRC had extended loans by TZS34 billion to its member banks in a
bid to increase mortgage lending. Seven banks have so far borrowed from the
mortgage company. Mortgage loans' average duration has also increased since
the creation of the TMRC, from five to 10 years to 15 to 20 years.
Also, in 2010, the Bank of Tanzania began the implementation of the Housing
Finance Project (HFP), a government and World Bank initiative that aims at
creating and developing a sustainable, market-based mortgage market through
the provision of medium and long term liquidity to the mortgage lenders. The
formation of TMRC is one of the three components of the HFP, with the other
two including the development of housing microfinance and the expansion of
affordable housing supply.
Finally, prudential norms were created for microfinance institutions in April
2005, intended to increase wholesale funding to MFIs and ensure their financial
viability. Broader finance reform has also been initiated by the Bank of Tanzania
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through the Banking and Financial Institutions Act, the Bank of Tanzania Act and
Companies Ordinance. In 2013, the Bank of Tanzania launched its Financial
Inclusion Policy, targeting 50 percent formal financial inclusion by 2016. The
proposed strategy tackles supply side, demand side and structural obstacles.
Furthermore, priorities for this framework includes priorities such as payment
platforms, infrastructure and consumer protection.
Opportunities
The affordable housing market provides enormous potential for growth as
large scale production is required. The relatively healthy economic growth and
good political management of the country provide an adequate platform for
this. There is a great need for housing construction finance as well as affordable
major/trunk infrastructure finance. Also, the use of alternative and lower-cost
technologies and materials is a key area of opportunity and has the potential
to bring down the long-term costs associated with building housing.
Beyond mortgage finance, there are real opportunities for growth in the
housing microfinance sector, which is also receiving policy attention and funding
support. High levels of self-build coupled with a vibrant microfinance industry
with good links to the formal banking sector, and experimentation with housing,
mean that housing microfinance has enormous potential to contribute towards
housing the majority of the population.

Sources
AfDB, OECD, UNDP and UNECA (2012). African Economic Outlook 2012.
African Union for Housing Finance (2014). Financing Housing in Africa, March
2014. Issue 33.Bade, R. (2011). The Emergence and Work of the Tanzania
Mortgage Refinance Company. Presentation to the African Union for Housing
Finance Annual Conference. September 2011.
Bank of Tanzania (2013). Tanzania Mortgage Market Update, 31 December
2013
Bank of Tanzania (2012). Annual Report.
Demirguc-Kunt, A. and Klapper, L. (2012). Measuring Financial Inclusion: The
Global Findex. World Bank Policy Research WP 6025.
Doce, E. (2012). Housing Microfinance in Tanzania. Presentation to the AUHF
Conference, October.
EIU (2014). Country Risk Service: Tanzania, July 2014.
Heymans, M. (unpublished, 2011). Credit Bureau Activity in SADC Countries.
Report commissioned by the FinMark Trust.
Making Finance Work for Africa, Tanzania: Banks receive €16 million to boost
mortgage lending, 19 September 2014
Masere, A. Tanzania Says Economy Will Expand by a Fifth After GDP Rebasing,
23 June 2014, www.bloomberg.com
Mwakyusa, A. (2013). Tanzania: NHC implementing Sh124 billion Housing
Project in Dar es Salaam, 21 August 2013.
Melzer, I. (2011). An Access Frontier for Housing Finance in Tanzania. Prepared
for the FinMark Trust and presented to the AUHF Conference.
Mutero, J. (2010). Access to Housing Finance in Africa: Exploring the Issues
(No. 10) Tanzania. Report commissioned by the FinMark Trust.
National Audit Office (2013). Report of the Controller and Auditor General
on the Financial Statements of the National Housing Corporation for the year
ended 30 June 2013.
National Housing Corporation (2010). Strategic Plan for 2010/11 2014/15,
presented to Members of Parliament on 4 July 2010.
NNkya, T.J. (2014). Financing affordable housing in Tanzania: Policy, Initiatives,
Challenges and Opportunities, 29 May 2014. Presentation to the 6th Global
Housing Finance Conference, Washington DC.
Shelter Afrique (2010). Housing Study – Tanzania. Prepared by Urban
Solutions.
TanzaniaInvest (2013). Interview with Oscar Mgaya CEO of Tanzania Mortgage
Refinance Company, 18 October 2013.
WAT Human Settlements Trust and Rooftops Canada (undated). Impact of
Housing Microfinance Programs in Tanzania: Three Case Studies from
Kupongezana Upatu Group. World Bank (2013).
World Bank (2013). Doing Business 2014 Report: Tanzania.
World Bank (2012). Implementation Status and Results, Tanzania – Housing
Finance Project (P117242), Public Disclosure Copy.

Websites
www.allafrica.com
www.africaneconomicoutlook.org
www.bloomberg.com
www.businesstimes.co.tz
www.finScope.co.za
www.mfw4a.org
www.mixmarket.org
www.nhctz.com
www.tanzaniainvest.com
www.thecitizen.co.tz
www.unhabitat.org
www.worldbank.org

174

Africa Housing Finance Yearbook 2014

Togo
KEY FIGURES
Main Urban Centres

Lomé

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

529,3 West African CFA
2.6 | 1.8 | 2.3

Population^ | Population growth rate (2013)^
6,816,982 | 2.59
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 38.98% | 3.84%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

636.44 | 5.12%
530.00
58.7
7.60
39.29
166 | 0.473

Lending Interest Rate^
..
Credit % of GDP^
32.22
Average Mortgages % of GDP°
0,49% (Badev et al)
Price To Rent Ratio City Centre** | Outside City Centre**
.... | ....
Gross Rental Yield City Centre** | Outside of City Centre**
.... | ....
Outstanding loan to purchase a home, older adults (% age 25+) 2.30
Outstanding loan for home construction, older adults (% age 25+) 3.06

Overview
Togo is a small country in the Gulf of Guinea which became independent from
France in 1960. A strip of land between Ghana and Benin, Togo occupies an
area of 56 800 km2, with 56km of coastline, making it a transit country to the
hinterland (Niger, Burkina Faso and Chad). According to the 2010 census,Togo
has a population of 6 191 155, growing at 2.8 percent per year.
Togo is part of the West African Economic and Monetary Union (WAEMU).
The economy is dominated by the primary sector which contributes up to 38
percent to economic growth, while industrial activities contribute 22 percent.
In 2011, GDP growth was measured at 3.9 percent. This reached 5.9 percent
in 2012 due to increases in the exports of phosphate (of which Togo is one of
the largest exporters in Africa) and cotton, expansion of the public works and
construction sector, and an upturn in activities at the port of Lomé stemming
from a downturn in activities at the port of Cotonou in Benin. Good economic
prospects in Togo over recent years are also the result of several ongoing
economic and fiscal reforms in the country since 2008/2009. GDP growth
was 5.1 percent in 2013. The inflation rate was 2.3 percent in 2012, mostly due
to a significant drop in the price of communication services, and dropped to
1.8 percent in 2013 due to a fall in food prices.
Poverty is a major concern in Togo, with six in 10 people living below the
poverty line, a figure which reaches nine in 10 people in the northern part of
the country.
Access to finance
Togo is part of the Central Bank of West African States of which there are
seven other member states (Benin, Burkina Faso, Côte d'Ivoire, Guinea-Bissau,
Mali, Niger and Senegal). Togo’s national financial system is highly concentrated,
with one bank owning over one fifth of the total banks assets in the country.
In 2013, a new bank received the Government agreement, the Société InterAfricaine de Banque (SIAB-Togo), bringing the number of banks to 13. On
top of these, two financial intermediaries were recorded:The Fonds Africain de
Garantie des Investissements Privés en Afrique de l’Ouest (GARI) and the
Regional Mortgage Refinancing Fund (Caisse Régionale de Garantie
Hypothécaire –CRRH). The Banking system is dominated by commercial banks,
a third of which are government-owned. Public banks were supposed to be
privatised in 2013, but so far this has not happened. Togo is also the
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What is the minimum stand or plot size for residential property #
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5
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^
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World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

headquarters of the pan-African bank Ecobank. In 2013 there were 183 bank
branches, 191 ATM machines and 671 451 bank accounts.
As of March 2014, there were 92 registered microfinance institutions (MFIs)
with 858 service points. These MFIs had 2.2 million clients with total deposits
of CFA Francs 143 billion (US$270 million), a 15 percent increase compared
to the 2012 level. Total outstanding loans reached CFA Francs 115 billion
(US$217 million). The Faîtière des Unités Coopératives d’Epargne et de
Crédit (FUCEC – Togo) is probably the biggest microfinance network in Togo
with over 500 000 members and consolidated assets worth about CFA Francs
50 billion (US$94.5 million).
Over the past few years, the government increased initiatives directed to ease
access to financial services for its population. This is in line with the choice
made through the Poverty Reduction Strategy paper to make finance more
inclusive. In 2014, the government therefore created the National Inclusive
Finance Fund (Fonds National de la Finance Inclusive – FNFI) with the aim of
reaching those at the bottom of the revenue ladder. With this initiative the
government, through microfinance networks, channelled small loans at close
to zero interest rate to the targeted population.
Togo has two social security institutions, the Togolese Pension Fund (CRT) for
civil servants and the National Social Security Fund (CNSS) for private sector
employees and other categories of government personnel. Recently a
National Health Insurance Institute was created, which is a national universal
health insurance scheme currently only open to civil servants but expected to
be extended to the whole population in the future. No serious progress was
made in this direction in 2014. As in many African countries, both social
security institutions are unfunded defined benefit schemes and face financial

175

difficulties and structural challenges. Indeed, both institutions have been running
deficits for many years and survive through government subsidies. Strong and
substantive reforms are needed to revive these institutions.
Access to credit is limited and most lending from the banking system is short
to medium term. Access to credit as measured by credit to the economy was
CFA Francs 691 billion (US$1.3 billion) in 2013, a 13 percent increase from its
2012 level. This represents 32.4 percent of the GDP. Short-term loans
represented more than 55 percent of credits while only 44 percent were
medium-term or long-term loans. A few banks offer housing finance and
mortgage products and services, ranging from loans for land acquisition to
loans for housing enhancement and loans for housing purchase of construction.
The Union Togolaise de Banque (UTB) offers all of these products, while the
Togolese Bank for Commerce and Industry (Banque Togolaise pour le
Commerce et l’Industrie, or BTCI) and the Togolese Savings Bank (Caisse
d’Epargne du Togo) have also developed housing finance products. Conditions
of access to these products vary from one bank to the next, but the loan
period is usually between four and 10 years. The interest rate is between 11
and 12 percent on average, while guarantees requested by the lending bank
range from a mortgage on the purchased land or house to life insurance. Some
banks request a percentage of up to five percent of the loan as a guarantee.
The amount of the loan can be as high as 50 percent of the annual salary of
the borrower. In general these loans are available to people with regular jobs
and revenues from the public and private sector. In 2014, the Union Togolaise
de Banque (UTB), celebrating its 50 year anniversary, offered short term loans
at as low as seven percent.
Lomé, the capital city, is also headquarters of the Regional Mortgage
Refinancing Fund (the Caisse Régionale de Refinancement Hypothécaire, or
CRRH), a regional fund created in 2010 to facilitate access to long-term
resources needed to provide long-term loans such as housing finance and
mortgages. Several Togolese banks such as EcoBank and Banque Atlantique
Togo are shareholders of the fund.
In September 2014, the Ministry of Housing and Urban Development
organised a workshop to validate the feasibility study of a housing bank in Togo,
as in Benin and in Mali. The validation of this study will launch the creation of
this bank as a key instrument of the Government housing policy.
Affordability
The average monthly income is estimated at CFA Francs 35 340 (US$66.8), and
is equivalent to an annual average salary of US$801. In Lomé, the price per
square metre of land varies between CFA Francs 16 500 (US$31) and CFA
Francs 33 500 (US$63) in the suburbs and between CFA Francs 33 500
and CFA Francs 83 500 (US$158) in downtown Lomé. The minimum size of
a plot is 150m2 for a minimum housing size of 40m2.
While the cement price in Togo is the cheapest of all countries in the WAEMU,
it is still far above the purchasing power of most Togolese. Indeed, a standard
50kg bag of cement costs between CFA Francs 4 000 (US$7.6) and CFA

Francs 4 050 (US$7.7). A standard galvanised sheet of iron for roofing costs
between US$3.60 and US$6.21. Other construction materials are also out of
reach of the poorest people. However, the price of cement is expected to
decrease in the near future. Indeed, in 2014 the cement sector leader,
Heidelberg Cement, launched the construction of two new cement plants in
Togo (of which one will be in the extreme North in Dapaong), with the goal
of providing 1.7 million tons of cement each year upon completion.
It will take between 10 and 15 years for a senior manager in the Togolese public
administration to pay off the price of land in downtown Lomé. The cheapest
housing unit (40m2) built by a developer costs about US$7 739 excluding land
costs. Under these conditions, housing affordability, is a mere dream for most
Togolese, even for many with a formal job and a regular income.
Housing supply
From the 1960s to the 1990s, the government of Togo invested significant effort
and resources into the supply of housing. Several instruments were put in
place, including a Special Housing Development Fund, and housing-specific
operations were initiated by the Togolese Development Bank (BTD), the
Société Immobilière Togolaise (SITO) and the National Social Security Fund
(CNSS). However, in the 40 year period between 1954 and 1994, these
institutions produced and placed on the housing market only 1 447 apartments.
These units were sold through a leasing arrangement to employees over a
period of 10 to 15 years. The cost of these units in all cases was such that even
high income senior executives were unable to access them.
Today housing supply is a real challenge that households overcome through
self-construction. But self-construction and poor provision of serviced lands,
combined with a rural exodus, have contributed to urban sprawl on the
northern side of Lomé, which is now mainly made up of slums. Only richer
people can afford to purchase land in Lomé and other secondary cities and
build formal houses. Conscious of challenges in the sector, the government of
Togo has actively sought solutions to the problem of the housing shortage,
engaging, for example, with Shelter Afrique and private developers in an
attempt to supply the housing needed in the market. These potential solutions
include a plan to create 1 000 affordable housing units in the north-east of
Sanguera, a town 25km to the west of Lomé. No serious progress has been
made on this in 2014. In November 2012, a partnership was signed between
the Atlantique Bank Group for the financing of several real estate projects in
seven countries in West Africa, including in Togo. Also, a new real estate project
was started in 2011 to provide about 100 houses along the Lomé beach, a few
kilometres from the Ghanaian border. In September 2014, none of these
housing units have been completed.
In 2014, President Faure Gnassingbe, the Head of the State announced the
construction of 1 000 housing units in the country before the end of the year,
as part of the Government’s plan to increase access to affordable housing. To
this should be added housing units to be created in each of the five regional
development poles announced by the President. In June this same year, the
government of Togo signed a deal with Shelter Afrique in Abidjan for the
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In 2014, government announced the construction of 1 000 affordable housing units before
the end of 2014, to which should be added housing units in each of the ﬁve regional
development poles.
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financing of the construction of 153 housing units in Lomé through a CFA
Francs 10 billion bond (US$18.9 million).
Likewise the Moroccan real estate firm Addoha expressed interest in investing
both in the construction of new cement plants, but also in the housing sector
in countries such as Togo and Benin. However, all of these announcements are
slow to materialise, leaving the situation of housing supply almost unchanged
over the past years in Togo.
Property market
Togo’s formal property market is still developing. According to the 2010
general population and housing census, only 68 074 of all properties in the
country had a property title, of which 14 238 were in Lomé. A study
commissioned in 2008 by the Ministry of Justice found that it took nine steps
and 49 procedures to register land in Togo, and cost on average CFA Francs
250 000 (US$472). Another study commissioned in 2011 in preparation for
the Togo Land Code found that a total of 10 government agencies were
involved in delivering a land title, through a process costing up to 25 percent
of the property value. This cost does not include the official cost of the land
title, which comes to 11 percent of the value of the property. However,
according to the World Bank’s 2014 Doing Business Report,Togo improved its
ranking from 163th on the “Registering a property” indicator to 159th. But it still
takes 295 days to complete all land titling procedures.
There is no cadastre in Togo, despite the existence of a Central Directorate of
Cartography and Cadastre. It has been reported recently in a diagnostic study
on land problems in Togo, commissioned by the Ministry of Urban
Development and Housing, that the land title had lost its unimpeachable
character due to rampant corruption, which has resulted in many cases of
double registration of the same piece of land. Indeed, there were several court
cases pending in which different people claimed ownership of property title on
the same piece of land because the registry was corrupted at some point. It
is expected that the new Land Code will help to address this kind of problem,
streamline the titling procedure and institutions and give back value to the land
title.
The government of Togo has engaged in several reforms to improve the
situation. The preparation of the Togo Land Code, which is at the National
Assembly to be passed, is a major step ahead in these reforms. Hopefully the
new elected Parliament will put the Code on the priority list. These reforms
yielded some recognition to Togo, which ranked 157th out of 189 economies
on the overall ‘ease of doing’ business indicator of the World Bank’s 2014 Doing
Business Report, up two places from its 2013 rank. On the ‘registering a
property’ indicator, Togo ranked 159th. In 2013, it takes five procedures and
295 days, and costs 11.4 percent of the property value to register a property
in Togo.
Obtaining a construction permit became mandatory in 2007. The rule is jointly
enforced by the Togolese Order of Geometers, the Ministry of Urban
Development and Housing, and some municipalities such as that of Lomé or
Kara. Yet, it is still very expensive to get such permit (which remains
unaffordable to most Togolese), as it costs 458.5 percent of per capita income,
takes 155 days and 12 procedures to obtain it. In 2014, Togo has improved
construction permit procedures, cutting down the time it takes to get it by half,
from 309 days in 2013. This yielded a jump in the country’s ranking on the
“Getting construction permit” indicator of the World Bank’s 2014 Doing
Business Report, from 141th in 2013 to 114th in 2014. People thus continue
with direct sales of properties on the basis of a simple sales agreement in the
informal market. Sometimes, for those who can afford it, the assistance of a
notary is procured.
Policy and regulation
The successive Constitutions of Togo (including that of 2002, the most recent)
recognise the right to housing as a fundamental human right. However, the
regulatory environment around housing and housing finance has not changed
much over the past five decades. Most of the existing policies and regulations
to recognise and translate this fundamental right into everyday reality for
Togolese citizens were enacted between the 1950s and 1970s. Indeed, similar

to many countries, especially in West Africa, the government of Togo launched
a proactive housing policy in the 1960s and 1970s, which resulted in the
establishment of 11 government-supported structures and agencies.
Amongst these were the Centre for Housing Construction (Centre de la
Construction et du Logement, or CCL), which was to research and develop
building materials at a reduced cost from local resources, the Agency for the
Equipment of Urban Land (Agence d’Equipement des Terrains Urbains, or
AGETU) which played the role of land developer, the Togolese Realty
Corporation (Societe Immobiliere du Togo, or SITO), which was responsible for
all operations related to the promotion of housing for the benefit of low and
middle income Togolese, the Special Fund for Housing Development (Fonds
Special de Developpement de l’Habitat, or FSDH), which was to finance
operations and service land for social housing, and the Togolese Sponsorship
Corporation (Societe Togolaise de Promotion, or TOGO-PROM), which was
to conduct studies, and promote finance and implement real estate, industrial
and agricultural projects.
Unfortunately the reality today is that most of these public agencies have failed
and were dismantled; only the CCL and TOGO-PROM remain and are still
operating. The only achievement of the SITO was the construction of the Cité
de l’Union, a 124 housing unit project near the Lomé airport for the upper
middle class in 1980s, which sold at between CFA Francs 5 million and CFA
Francs 10 million at the time.
Because of the failure of past policies, the housing deficit grew over the years
and is estimated at around 250 000 today, requiring a supply of 23 000 units a
year to clear the backlog. For several years, especially during the decade of
embargo on international aid (1993–2007), access to credit became very
difficult. Several banks suspended housing finance and long-term finance, while
those which continued to offer finance made it very difficult to access, with
soaring interest rates.
Over the decade starting in 2000, the housing and land policy question
returned to the public policy agenda. On the urban and land management
front, the government of Togo adopted several policy reforms, including the
adoption of the National Urban Sector Policy Statement and the Housing
Policy Statement. In 2009, a new National Housing Strategy was adopted. The
focus of the strategy has been to reorganise the housing sector through the
adoption of adequate legislation, improve the existing real estate park and
provide all social strata, particularly low and middle income households, with
affordable housing that meets minimum safety, occupancy, structural stability
and temporal standards. The strategy stipulates that the government will
contribute every year to this demand by facilitating the supply (through public
private partnerships and subsidy programmes) of 2 500 housing units against
an annual demand estimated at 23 000 units. As of today, no concrete results
can be shown on the ground, despite the promise of the Head of State to
supply 1 000 housing units before the end of 2014.
Several other reforms were launched, including the revision of the Togo Land
Code, the validation of a draft Law on Real Estate Development in December
2010 (which are still pending at the National Assembly – the Parliament) and
the drafting of the Togo Urban Development and Construction Code. The
Real Estate Development draft law covers areas such as conditions required
to perform the profession of real estate developer, social real estate
development operations (the law imposes a minimum of 100 housing units
for this type of operation) and the production of serviced land. An important
change to be brought into the housing and real estate sector by this code is
the creation of a new public entity with the mandate to produce and sell
serviced land – the Societe d’Equipement des Terrains Urbains (SETU). Several
other reforms, supported by the International Finance Corporation, are under
way to progressively secure properties.
Finally, in September 2014, the Togo Government launched a series of studies
to develop a master plan for the Grand Lomé. This is part of the ongoing
prospective planning Togo 2030 promoted by the Togo Government.
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Opportunities

Sources

One can say that Togo has fully recovered from more than a decade of
international embargos. The government has engaged in several important
economic and fiscal reforms which should continue improving the business
environment, but also the road and energy infrastructure. With a high demand
for housing, several companies have been positioning themselves to take
advantage of a market that is still untapped. Shelter Afrique confirmed its
interest in investing in housing projects in Togo by committing to the
development of a pilot 153 housing unit project in April 2014. The Moroccan
real estate investment group Addoha expressed interest in investing in cement
plants but also in housing, while the feasibility study for a housing bank in Togo
is near completion. This is all in preparation for major changes in the housing
finance sector in Togo.

AfDB, OECD, UNDP and UNECA (2014). African Economic Outlook 2014.
Country Note Togo.
Banque Centrale des Etats de l’Afrique de l’Ouest (2014). Base de Données
Economiques et Financières.
UMOA (2014). Commission Bancaire de l’UMOA. Rapport Annuel 2013.
Abidjan, Juillet 2014.

According to a recent study by the French Development Agency, the
population in Togo should increase by at least 50 percent between now and
2030, and double by 2050. The population of Lomé alone should double by
2030 and multiply by a factor of three or four by 2050, depending on the
fecundity rate and rural to urban migration. As a consequence, social demand,
including demand for housing, will experience a strong increase, presenting an
opportunity for developing innovative housing policies, especially in a context
characterised by low incomes. The scarcity of developers today leaves the
room for newcomers to take advantage of these opportunities.
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Websites
www.africaneconomicoutlook.org/en/countries/west-africa/togo/
www.doingbusiness.org
www.hic-net.org
www.mfw4a.org/togo/togo-financial-sector-profile.html
www.uncdf.org/sites/default/files/Project/programme_document_-_togo_2.pdf
www.worldbank.org/projects/P111064/togo-financial-sector-governancewww.project?lang=en
www.bceao.int
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Tunisia
KEY FIGURES
Main Urban Centres

Tunis (capital), Sfax

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

1,82 Tunisian Dinar (TND)
5.6 | 6.0 | 5.5

Population^ | Population growth rate (2013)^
10,886,500 | 1.01
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 66.46% | 1.28%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

4,329.10 | 2.81%
4,360.00
15.5
12.80
36.06
90 | 0.721

Lending Interest Rate^
..
Credit % of GDP^
75.50
Average Mortgages % of GDP°
9,25% (Badev et al)
Price To Rent Ratio City Centre** | Outside City Centre**
17.81 | 16.57
Gross Rental Yield City Centre** | Outside of City Centre**
5.61% | 6.03%
Outstanding loan to purchase a home, older adults (% age 25+) 3.15
Outstanding loan for home construction, older adults (% age 25+) 5.12

Overview
Tunisia’s political transition gained new momentum in early 2014 with the
resolution of political deadlock, the adoption of a new Constitution and the
appointment of a new government. The economy has been recovering from
negative GDP growth in 2011, to 2.8 percent in 2013. Ongoing political
uncertainty and weakness in the banking sector prompted downgrading of
Tunisia sovereign credit ratings twice in 2013 to a Moody’s rating of BB-, with
negative outlook, though this has held steady in 2014.

What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

US$4,00 (2013)

Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !

51
4
39
6.1

^
~
*
"
°
**
#
!

US$19 400 (2013)
50 (2013)
250 (2013)

World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

A substantial trade deficit which has been running at an average of almost TD1
billion (US$549m) a month continues to threaten the economy, due to sluggish
demand in the euro-zone, which buys almost 70 percent of Tunisia's exports,
and industrial unrest in the phosphate-producing regions of the interior.
Unemployment continued to decline to 15.3 percent at the end of 2013 from
16.7 percent one year earlier, but still well above the pre-revolution level of 13
percent. Post-revolutionary governments have pursued expansionary fiscal
and monetary policies since 2013 in an attempt to support the economy’s
recovery and job creation.

While private lending is focused on high to middle income households, there
have been savings-for-housing programmes for the formally employed since
the 1970s. The Housing Bank is the exclusive manager of a state subsidised
housing loan for low income households called FOPROLOS. Loan rates for
mortgages range from 3.5 to 5.75 percent for three different income eligibility
brackets, targeted at households earning a regular salary at between minimum
wage and up to 4.5 times minimum wage (set at US$187 a month). This
compares to an average 7.63 percent rate for mortgages available at
commercial rates, in mid-2014.

Tunisia's government now faces challenges reassuring businesses and investors,
bringing budget and current account deficits under control, bringing down high
unemployment, and reducing economic disparities between the more
developed coastal region and the impoverished interior. Housing is still a
central priority of the post-revolutionary period, and the government is
currently carrying out diagnostics to develop policy recommendations for a
new National Housing Strategy.

Housing loans are regulated by the Central Bank. According to the Central
Bank’s 2013 annual report, the total value of long-term loans to home-buyers
increased by 10.3 percent between 2012 and 2013, reaching US$3.96 billion.
Mortgage lending is approximately equivalent to 12.0 percent of GDP, the
third highest in Africa, behind South Africa and Morocco. Rules modified in
2007 limit loan-to-value ratios to below 80 percent (though up to 90 percent
in social lending programmes, like FOPROLOS), and a maximum term of 25
years. Part of this law also requires long-term liquidity matching requirements
for loans over 10 years and a requirement that interest rates must be fixed
for housing loans longer than 15 years. This requirement means many banks
are funded by sovereign bonds and are resistant to offer loans beyond 15
years. Current challenges include a lack of liquidity in the banks and a high level
of non-performing loans, which was reported to have decreased from a peak
of 24.2 percent in 2003 to 12.1 percent in 2011.

Access to finance
Tunisia has a reasonably well-developed financial sector. Over the past four
decades, Tunisia has built up a sophisticated mortgage-based housing finance
system with a large number of financial institutions offering loan products for
housing, including over 20 private commercial banks, in addition to the three
state-owned banks. The publically-owned Housing Bank (Banque de l’Habitat)
still plays the most prominent role in housing finance. Established in 1989 after
a restructuring of the Savings and Loans Bank (CNEL), the Housing Bank offers
loans for house purchase, home improvement and residential land acquisition,
accounting for 18.1 percent of real estate lending in 2013.

In terms of secondary markets, Tunisia has a stock exchange (BVMT) and in
2001, developed the legal framework for securitisation to facilitate access to
long-term funding for mortgage finance. However, activity has been extremely
limited with only two transactions (in 2006 and 2007 respectively, amounting
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to US$80 million) by a single institution, the International Arab Bank of Tunisia
(BIAT). There is also an alternative capital securities market for Tunisian
companies that cannot be listed on the main market.

income could be mobilised for monthly housing payments, the repayments
required on the cheapest housing loan makes this unit unaffordable to 30
percent of Tunisians households.

The microfinance sector has yet to grow substantially due to restrictive
regulation and interest-rate caps set before the Revolution. Only one
institution, Enda Inter-Arabe, operates at any scale. At the end of 2013, Enda
had 231 520 clients, and a gross loan portfolio of US$96 million, with a default
rate of only 0.55 percent. In 2014, EBRD provided Enda with a loan for US$6.2
million to support them to scale their operations to Micro and Small and
Medium Enterprises. Reforms in the Microfinance Law were made in
December 2011, opening the way for new entrants. The government has set
up a licensing authority with the assistance of the German Development
Agency. This sector is likely to experience growth in the coming years, yet has
been slow to launch due to political and regulatory uncertainty for new
entrants. However, the additional untapped market has been estimated at
between 0.7 and 1.0 million.

The government programme, FOPROLOS, was designed in 1977 to provide
housing finance for low income groups and is still the main tool assisting access
to affordable housing. There are three main categories:

In 2008, Enda launched a new product called “Eddar” specifically for housing
improvements to respond to the high demand in this market segment. Loan
size and terms grew in 2014, ranging from US$567 to US$2 834, over a
maximum period of 24 months. At the end of 2013, the Eddar loan made up
12 percent of Enda's total portfolio. Average loans were for US$900 and for
a 15 month term.
Affordability
Due to progressive housing policies since independence in 1956, housing
affordability is higher in Tunisia compared to other countries in the region.
Overall price-to-income index is often quoted as five, yet this number does not
reflect the reality for low income households, a growing market segment as
youth unemployment remains high. These households usually cannot qualify for
housing loans and do not have the capacity to pay for even a modest unit.
According to Brookings Institute, the size of Tunisia’s middle class reached more
than 40 percent of the total population in 2010, up from 25 percent in 2000.
Per capita spending averaged US$2 360 a year in 2010, which ranged from
US$1 496 in the Centre West region to US$3 228 in Tunis. In 2012, 1.2 percent
of households had expenditure of less than US$2 500 a month, 12.8 percent
spent between US$2 500 – US$5 000, 24.9 percent between US$5 001 –
US$7 500, 20.9 percent between US$7 501 – US$10 000 and 40.2 percent
above US$10 000. In May 2014, it was announced that the minimum monthly
income for a 48-hour working week which was previously set at US$180 a
month, would be raised by six percent. Yet, this still leaves the lowest tier of
formally employed people with only approximately US$40 – US$80 a month
to spend on housing.
In terms of affordability, a 2012 analysis by UN HABITAT calculated that a
modest house of 75m2 built progressively on peri-urban land would cost about
US$14 000, or US$187.5 per m2. Such a unit has a price-to-annual-income
ratio close to nine for the lowest decile households. Assuming 30 percent of

n FOPROLOS 1: Households earning between one to two times minimum
wage can purchase a unit below 50m2 and US$22 100, with a loan at 90
percent LTV for 25 years, at 2.5 percent p.a.
n FOPROLOS 2: Households earning between two to three times minimum
wage can purchase a unit below 75m2 and US$28 300, with a loan at 90
percent LTV for 25 years, at 4.0 percent p.a.
n FOPROLOS 3: Households earning between three to 4.5 times minimum
wage can purchase a unit of between 80 – 100m2 and less than US$38 300,
with a loan at 85 percent LTV for 20 years, at 5.75 percent p.a.
However, in recent years, the cost of a FOPROLOS home has become
inaccessible to the target groups, with housing costs at around US$440 per
m2. Qualifying criteria do not enable households with irregular incomes to
participate. Furthermore, loan ceilings have not increased with cost of
production so it is difficult for developers to offer a housing supply to match
the subsidised financial product.
Housing supply
The 2014 Census and Housing Survey released in September, recorded a total
housing stock of 3 289 903 units, an increase of 789 103 units since the last
census in 2004. This exceeds the number of households which was recorded
at 2 712 976. 79.2 percent of Tunisians own their home and an estimated 15
percent of the units are vacant, which are usually high-cost units purchased as
secondary homes, luxury rental properties, or speculative investment
properties.
Of the annual demand, estimated at 77 000 units per year, around 40 percent
is built informally on an incremental basis on quasi-formally subdivided land,
which is bought and acquired through notary deed. A total of 45 846 building
permits were issued in 2013. Of the formal units, approximately 80 percent
are constructed by individual households (responsible for 28 000 building
permits and 38 300 units per year), two percent by public developers and 18
percent by registered developers, who tend to target middle to high income
groups.
There is a state programme of subsidised construction finance for residential
property developers. The Housing Bank can finance up to 80 percent of the
total cost of a project if the housing units are “social” units at seven percent p.a.,
and up to 70 percent if they are “economic” or “high-standing” units, at 7.5 and
8.5 percent p.a., respectively. This financing system was introduced as part of
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In September 2014, the Ministry presented preliminary recommendations arising from its
review of its housing policy, and reform of the subsidy programmes, such as FOPROLOS,
including revitalising the role of AFH in land provision and recalibration of the FOPROLOS
ﬁnancing scheme.
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the National Housing Strategy (1988) that saw the private sector as an
important housing producer.
Property market
The real estate and construction sector is an important contributor to national
GDP and employment. In 2014, the number of jobs by the construction and
settlements sector was measured at 456 000, which represents 13.5 percent
of total employment. The housing sector also accounted for three percent of
the revenues of the state via taxes collected from rental and property
management, VAT generated by construction and local land taxes.
Interest in Tunisian real estate is still high. Prices on the formal market have
been increasing at a rate of eight percent per annum since 1990, and have
continued to rise following the revolution. The rental market has experienced
additional price pressure due to an increase in Libyans who arrived in Tunis to
avoid the unrest in Libya. According to the Ministry’s Housing Observatory, in
2010 the average price of a housing unit was US$36 180 at a size of 134m2,
or US$270 per m2. Meanwhile, the Global Property Guide reports that the
average sale price for a house in Tunis can reach as high as US$2100 –
US$4 100 per m2.
The number of registered real estate developers continues to increase in Tunisia
after the regulatory framework for the profession was put in place in 1990.
There are more than 2 400 registered developers today. However, this number
is not indicative of an increase in the production of housing, as many investors
register as developers to benefit from tax incentives for property construction.
Policy and regulation
Since its independence in 1956, Tunisia has made significant achievements in
progressive and successful housing policies and the development of specialised
public institutions to improve the availability and quality of affordable housing.
State enterprises, SNIT, SPROLS, and AFH have built over 300 000 units since
1960 and the Urban Rehabilitation and Renovation Agency (ARRU) has been
instrumental in upgrading informal settlements since its creation in 1981,
reaching over two million Tunisians.
In 2014, the Ministry of Public Works, Housing and Settlements is focused on
a comprehensive review of its housing policy, particularly in terms of exploring
public-private partnerships, as well as reform of the subsidy programmes, such
as FOPROLOS. Preliminary recommendations for a new National Housing
Strategy were presented by the government in September 2014 and included
revitalising the role of AFH in land provision and recalibration of the
FOPROLOS financing scheme, among other activities.

Opportunities
As the outlook of capital markets and the banking sector remains uncertain,
Tunisians continue to put their money in real estate as housing in Tunisia is still
considered a secure and profitable form of investment. The construction boom
can be seen in both the informal and formal sector, particularly apparent in
the high costs for land, and construction materials. However, continued prices
rises are not sustainable, and risk further exclusion of low to middle income
Tunisians from home ownership.
Contribution to GDP was estimated at US$6.8 billion in 2013, representing
6.6 percent of GDP. More open legislation that allows property purchase by
foreigners, and the removal of any need for purchase permission in tourist
areas, is also likely to spur investment interest in the property market,
particularly as confidence in the Tunisian economy returns.
Other opportunities include the rise in demand and interest in Islamic housing
finance that will create diversified options for housing finance. Zitoun Bank
was the first institution in 2009 to launch a Mourahaba product. The
government is working with the Islamic Development Bank to issue its first
sukuk bonds in 2014 worth US$570 million, which has been presented as a
cheap means to access long-term finance.
The opportunities are diverse, yet political and economic stability must come
first, which is taking some time beyond the revolutionary optimism of 2011.
Sources
Achy, Lahcen. (2011). Tunisia’s Economic Challenges. Carnegie Middle East
Centre.
African Development Bank. (2012). Tunisia: Interim Country Strategy Paper.
Tunis.
African Economic Outlook (2014). Tunisia Country Profile.
Banque Centrale de Tunisie. (2014). Rapport Annuel 2013.
EuroMonitor (2014). World Consumer Income and Expenditure Patterns: 14th
Edition.
Hassler, O (2011). Housing and Real Estate Finance in Middle East and North
Africa Countries.
Reuters. (2012). Moody's cuts Tunisia's rating to Ba2, cites political instability
UN-HABITAT (2011). Affordable Land and Housing in Africa.
UN-HABITAT (2011). Tunisia: Housing Profile.
World Bank. (2014). Doing Business: Tunisia.
Websites
www.africaneconomicoutlook.com
www.bct.gov.tn
www.bh.com.tn
www.cgap.org
www.endarabe.org.tn
www.mehat.gov.tn
www.mfw4a.org
www.mixmarket.org
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Uganda
KEY FIGURES
Main Urban Centres

Kamapala (Uganda)

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

2710 Ugandan Shilling (UGX)
14.6 | 5.5 | 4.7

Population^ | Population growth rate (2013)^
37,578,876 | 3.34
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 15.44% | 5.44%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

571.68 | 5.79%
510.00
24.5
4.20
44.30
164 | 0.484

Lending Interest Rate^
23.25
Credit % of GDP^
15.53
Average Mortgages % of GDP°
0.9% (2012)
Price To Rent Ratio City Centre** | Outside City Centre**
54.65 | 10.25
Gross Rental Yield City Centre** | Outside of City Centre**
1.83% | 9.75%
Outstanding loan to purchase a home, older adults (% age 25+) 1.20
Outstanding loan for home construction, older adults (% age 25+) 4.13

Overview
Uganda, East Africa's third largest economy, has had a decade of strong
economic growth, helped by a robust private sector, liberal policies and a stable
macroeconomic environment. Challenges lie in transport and energy
infrastructure, and in high unemployment and poverty rates. Rampant inflation,
18.7 percent, made 2011 a difficult year, but the government stabilised the
economy, bringing inflation down to 4.9 percent by June 2014. The
telecommunications and construction sectors comprised 21.1 and 7.4 percent
of GDP in 2013, respectively while the electricity supply sector comprised 9.9
percent. In 2014, GDP growth receded to 5.79 percent. Large-scale oil
production, predicted to begin in 2015, is expected to double the current GDP
growth rate.
With the National Development Plan (NDP 2010/11 – 2014/15) in its last
year, a new strategy and policy framework document, Uganda Vision 2040, was
launched in 2014, to guide socio-economic development over the long term.
Although only 14 percent urban in 2009, Uganda has been rapidly urbanising,
at 5.1 percent per annum, and by 2050, Uganda is expected to be amongst the
most urbanised countries in Africa. Preliminary findings from the August 2014
housing and population census are expected at the end of 2014. Uganda ranks
132nd of 189 countries on the World Bank’s 2014 Doing Business Report, down
twelve places from 2013.
Access to finance
Uganda’s banking sector is growing. The number of commercial banks has
increased to 26, with 457 commercial bank branches and 685 ATMs across
the country. By June 2014, commercial bank assets to GDP comprised 26
percent, up from 22 percent in June 2013. Bank credit to GDP stood at just
below 13 percent by June 2014, down from 12 percent in June 2013. Bank
deposits to GDP stood at 17 percent of GDP by June 2014, down from 15
percent in June 2013. Lending by banks has increased, due to the growing
number of deposits, and a declining inclination to invest in government
securities. The Bank of Uganda forecasts that the shift from public to private
sector investment will continue, although high lending rates and low credit
availability may stifle demand. By June 2014, loans to the building and real
estate sector as a percentage of all private sector credit jumped from 16.4

What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

US$10,2

Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !

132
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2.6
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!
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World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

percent in 2009 to 23.3 percent, overtaking loans to the trade and commerce
sector, since 2010.
Of the nine financial institutions that offer mortgage finance, five dominate.
The market leader is Housing Finance Bank (HFB), established in the 1980s by
the government as the Housing Finance Company of Uganda. Now private,
HFB holds a 55 percent share of the total mortgage finance book value, and
four percent of total banking sector assets. By June 2014, the total mortgage
portfolio was estimated at Ush5.2 trillion (US$1.9 trillion) or 8.7 percent of
GDP compared to USh1.65 trillion (US$609 million), or 4.8 percent of GDP
in 2010.
The mortgage lending sector has diversified since 2002, when only residential
mortgages were available. In additional to residential loans, lenders now also
offer mortgages for commercial property, land purchase and construction
finance to property developers. By June 2014, residential mortgages
comprised 29.3 percent of bank credit, compared to 10 percent in 2010.
Commercial mortgages comprised 21.2 percent of bank credit by June 2014,
compared to four percent in 2010. The share of bank lending for land
purchase to total credit to the real estate sector also rose from 1.1 percent
in June 2012 to 1.8 percent as at June 2014.
The Bank of Uganda has maintained its Central Bank Rate (CBR) at 11 percent
since August 2013. Mortgage interest rates are expensive, above 15 percent.
As a result, the residential mortgage sector mainly serves middle and high
income earners. Several mortgage lenders are taking an interest in the lower
end of the market. Post Bank Uganda provides low cost savings accounts and
operates in the lowest income quintile. Commercial banks like Stanbic and
Centenary Bank have product mixes that include microfinance services.
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According to Global Findex, only 20 percent of adults over the age of 15 have
an account at a formal financial institution, only one percent have an outstanding
loan to purchase a home, while 3.6 percent say they have a loan for home
construction purposes.
Obtaining long-term funding for lenders is a challenge. Banks rely on shortterm deposits to provide mortgage finance, meaning shorter terms for loan
products. A rise in interest rates attracted money from the mortgage sector:
the value of government securities held by banks grew by USh595.4 billion or
19 percent from USh3.1 trillion in 2012 to UGSh3.7 trillion in December 2013.
The Uganda Securities Exchange is a small stock exchange by any standards,
and has a modest market capitalisation of USh9.9 billion (US$3.7 million). It
has offered some opportunity for fundraising, with over 25 treasury and
corporate bonds, and several successful Initial Public Offerings. In January 2010,
Stanbic issued a bond for about US$15 million, for long-term liquidity, raising
hopes for more readily available and affordable mortgages.
The Ugandan statutory pension scheme, the National Social and Security Fund
(NSSF), offers potential as a funder. The NSSF is a mandatory scheme requiring
that employees of medium companies contribute five percent of their gross
monthly salary, while employers contribute 10 percent. The NSSF has invested
considerably in financial sectors, acquiring 50 percent equity in HFB and holding
shares in Stanbic and DFCU. It is also involved in providing credit for the DFCU
bank, but has not been involved in direct lending for housing acquisition. The
enactment of the Retirements Benefits Liberalisation Bill in 2011 allows workers
who have saved for 10 years, in any scheme, to access 30 percent of their
savings to secure a mortgage or a loan for purchasing a residential house from
any financial institution.
Other sources of long-term funding include international credit institutions. In
2009, the Africa Development Bank approved a US$20 million loan facility to
Housing Finance Bank (HFB) for financing mortgages and investments in the
housing and construction sector, payable within 10 years, with a grace period
of two years. In the same year, NSSF approved a Ush20 billion loan facility to
HFB, to finance mortgages, payable within 10 years, with a grace period of two
years. In 2013, Agencies Francie De Development approved a US$10 million
loan facility to Housing Finance Bank to finance mortgages, payable within
eight years, with a grace period of one year. Collectively, organisations and
institutions increased funds loaned to DFCU from USh241.5 billion in 2012
to USh282.7 billion in 2013.
In 2011, the European Investment Company granted a €40 million loan to five
leading commercial banks in Uganda to assist in providing financial support in
the areas of small and medium-sized enterprises, and housing. Kenya
Commercial Bank (KCB) Uganda has invested US$15 million to address the
increasing need for mortgage facilities in the country. In July 2014, Shelter
Afrique provided a US$9 million loan to National Housing and Construction
Company Ltd, to finance the construction of new and affordable housing units.
Uganda has a fairly diverse, well established and growing microfinance
industry. In 2014, 32 MFIs were reporting to the Mix Market (an online
source of microfinance performance data and analysis), registering 490 197
active borrowers and a gross loan portfolio of US$539 million (a 70 percent
increase compared to 2013). With support from the Stromme Foundation
and Habitat for Humanity Uganda (HFHU), a number of MFIs are piloting
housing microfinance products in which they will lend low income earners up
to USh8 million (US$3 478), payable over two to five years. Through the MFIs,
Stromme Foundation has been able to reach to close to 100 000 low income
earners. HFHU directly issues home improvement loans to low income earners
through two of its branches in Luweero and Masindi. These are disbursed in
cash at an average loan amount of US$805, payable within two years at an
interest rate of two percent a month.
In 2010, Ugafode Microfinance, an MFI that had been incorporated as an NGO
in 1994 as Uganda Agency for Development Limited, was incorporated as a
company, and in 2011 was licensed as a micro deposit taking institution (MDI),
bringing the total number of MDIs regulated by the bank to three (Finance
Trust is now a tier 1 bank). Ugafode has a range of products targeting low and
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moderate income earners. Three are explicitly for housing: asset acquisition
loans, micro-mortgage loans and flexible housing loans. With 10 018 active
borrowers in 2014, Ugafode has a gross loan portfolio of US$6.987 million.
Ugafode’s deposit base is strong, with 41 943 depositors saving almost US$2.95
million.
Equity Bank (formerly Uganda Microfinance Limited) and Centenary Bank also
provide home improvement loans. These are generally short-term consumer
loans designed for regular income earners to finance home improvements and
to purchase land, for construction, renovation and the installation of energy
and water, and to purchase furniture and recreational equipment.
In 2012, USAID launched a credit guarantee scheme worth US$6 million, in
Centenary Bank, to address the housing finance needs of private health
workers. This guarantees against the non-performance of the loans at a ratio
of 60:40. By the end of 2013, Centenary Bank had issued 38 loans worth
US$1.27 million. However, the terms against which the loans guaranteed can
be accessed can only be met by two percent of the private health workers
(those that earn USh1 million and above).
Over 100 NGOs and 700 savings and credit co-operatives also offer
microfinance. Some, such as Pride Microfinance and Finance Trust Bank, have
been providing loans that have indirectly gone to house construction. Over
time, many of these are developing explicit housing loan products. Pride
Microfinance, for example, offers a micro-mortgage of between USh200 000
(US$74) and USh2 million (US$738).
In 2013, a five-year project was launched by Habitat for Humanity International
and the MasterCard Foundation to support financial institutions in Uganda to
develop housing microfinance products for low income earners. In this project,
Habitat for Humanity International works with the following microfinance
institutions; (i) Centenary Bank (ii) Pride Microfinance and (iv) Opportunity
Bank.
In 2014, Uganda dropped by two places to 42nd out of 189 countries (from 40th
in 2013) on the World Bank’s ‘ease of getting credit’ index, according to the
World Bank’s 2014 Doing Business Report.
Affordability
Housing affordability is a serious challenge. In 2009/10, about a quarter of the
population, or 7.5 million, living in 1.2 million households, were defined as poor.
This was a reduction from the previous five years when a third of the
population was poor. In that same period, however, inequality increased, with
the Gini coefficient deteriorating from 0.408 in 2005/06 to 0.426 in 2009/10.
The per capita income is about US$300, although slightly higher in urban areas.
More than half of the city dwellers in Kampala live on about USh3 600 a day
(US$1.33).
Of the mortgage products on offer from commercial banks, typically a deposit
of 20 percent to 30 percent is required, and terms range from five to 20 years.
Products cover house construction, new home acquisition as well as house
improvements, and loans of between USh5 million and USh1 billion (US$2 000
to US$400 000) are available, depending on the size of the lender. Interest
rates are high at over 17 percent in 2014, and this compromises loan
affordability.
There is a recognised shortfall of affordable housing in the country. Rentals in
June 2014 started at USh300 000 (US$111) a month for a one bedroom unit,
and go as high as USh10.3 million (US$3 800) a month. Houses for sale start
at USh25 million (US$9 225) for a basic two bedroom house, and go as high
as USh1.95 billion (US$719 557) for a four-bedroom house. There are very
few of the lower cost houses available, however.
The cheapest house built by a private developer in 2014 was US$80 000 for
a 120m2 house. At current rates, this would cost an estimated US$1 288.34
a month (at 18 percent over a 15-year term) – well beyond the reach of 99
percent of the population. In 2010, it was reported that the cheapest housing
loan products from commercial banks required that an individual have a
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Between 2010 and 2014, the largest developer, NHCCL, constructed 4 593 housing units,
an average of 1 000 units per year but a key concern is that the company ran out of land
on which to build in 2014.

monthly salary of USh1 million (US$369) to qualify for a mortgage. Thus, less
than one percent of Ugandan households would qualify.
A key factor contributing towards the cost of housing is infrastructure.
Developers are increasingly developing local and bulk infrastructure as part of
actual development, and covering this in the price of the housing. This
contributes 15 to 25 percent to the purchase price. Another factor is the
cost of building materials. Between 2012 and 2014, domestic cement
production increased by 54.3 percent, easing pressures somewhat. Within that
period, the price of 50kg bag of cement dropped from USh33 000 (US$12.2)
to USh27 000 (US$10).
Savings and credit co-operatives and MFIs also improve affordability among
the lower end of the income spectrum. The Uganda Human Settlements
Network has since 1999 sought to address many of the challenges in the sector
through lobbying, advocacy and sharing information for better policies,
programmes and practices. In 2014, the Network contributed to the
formulation of the Draft National Housing Policy and the Building Control Act
(2013). In 2014, the Network in partnership with Foundation for Rural
Housing (FHSE-Uganda), mobilised 30 households in Tororo into a housing
cooperative – the West Budama South Housing Cooperative Society Ltd.
Housing supply
Estimates of the national housing backlog vary, and in 2012 ranged from
560 000 to 1.6 million units, with an annual housing need of 233 000 units. The
Ugandan Minister of Lands, Housing and Urban Development noted in 2012
that the backlog could hit eight million by 2020 if nothing was done. Some 28
percent of the backlog (160 000 units) is in urban areas, and the capital city of
Kampala, has an estimated backlog of 100 000 units. UN-Habitat estimates
that Uganda has six million households living in 4.5 million housing units. In slum
settlements, residents are largely tenants living in single rooms. The 2002
Census suggested that 70 percent of houses are built with temporary building
materials, and of these, 27 percent are in urban areas. In 2012, UN-Habitat
agreed on a five-year project to develop a sustainable long-term financing
strategy for slum upgrading and economic development. The estimated cost
of the project was US$4 million. US$0.5 million of the project funds have been
used to upgrade the Kasoli Slum in Tororo – Eastern Uganda. This is being
implemented through a public private partnership, comprising the Ministry of
Lands, Housing and Urban Development, Tororo Municipal Council, the Kasoli
Community in Tororo, UN-Habitat and DFCU Bank.
Between 2010 and 2011, the number of plans submitted and approved
increased by almost two thirds, with a total of about 1 500 plans approved in
2011. The largest developer is NHCCL, which claims it has can develop 4 000
units a year, although in 2009, it only put 900 units into the market. Between
2010 and 2014, NHCCL constructed 4 593 housing units, an average of 1 000
units per year. A key concern is that the company ran out of land on which to
build in 2014. The only available land it had, measuring 300 acres, is occupied
by squatters. Efforts to resettle the squatters have been futile. Nonetheless,
plans are underway to buy 800 acres of land to construct more houses.

A number of larger developers, local and foreign, have entered the market
recently. They contribute only a modest number of units, mainly to the middle
to upper income categories. At the lower end, government, in conjunction
with donors such as the Danish International Development Agency and UNHabitat is involved in several local housing initiatives. As highlighted above, UNHabitat in conjunction with the Ministry of Lands, Housing and Urban
Development, Tororo Municipality and DFCU Bank, launched a low cost 15year mortgage project worth USh5 billion (US$1.8 billion) to upgrade the
Kasoli Slum in Tororo Municipality. To date, about 150 low cost houses
(USh26 million, US$9 594, for a two bedroom house and USh 28.9 million,
US$10 664 for a three bedroom house with a shop) have been built, out of
the planned 265. Former occupants of the Kasoli Slum were given the first
priority to buy the houses. DFCU Bank will provide loans to former slum
dwellers, to purchase the houses. The loans will be paid in 15 years, at a fixed
interest rate of 15 percent.
In 2013, the Ministry embarked on the institutional housing project to address
the housing needs of public servants that work in the education (primary
teachers) and health sectors. The project will construct affordable housing,
using affordable alternative technology. With the affordable alternative
technology, a 70m2 house will cost US$17 600 (including the cost of land and
infrastructure). A house of the same size, built by a private developer costs
US$50 000. The project will however build only 500 houses, and yet there
over 300 000 public servants, all in dire need of affordable housing.
In the medium term, the Ministry plans to enter into partnerships with
Municipalities to avail land for institutional houses for public servants.
Most Ugandans build their own housing incrementally. This includes the poor
as well as higher income earners, where a culture of incremental build using
savings as well as loans from savings and credit co-operatives, and more recently
microfinanciers, has been established.
Property markets
There is increasing activity in the property market. Kampala’s residential market
has seen rapid growth, with construction of various housing estates, apartment
blocks and townhouses in older residential areas, and new suburbs being
opened up. As a result, land prices have been increasing such that the Minister
said that a denser urban form, with the construction of multi-storey apartments,
will be favoured.
The implementation of the Lands Information systems (LIS) Project, has eased
the process of registering property. In the World Bank’s 2014 Doing Business
Report, Uganda was ranked 126th of 189 countries, improving two points from
2013.
In 2011, the Bank of Uganda, in partnership with the Uganda Bureau of
Statistics, started collecting statistics on the real estate sector, to enhance
supervision of the sector and analyse the risk the sector poses to the financial
sector.
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Policy and regulation

Sources

Uganda’s housing policy framework is still evolving. A draft National Housing
Policy is now before Cabinet. According to the Ministry of Lands, Housing and
Urban Development’s Ministerial Policy Statement for the 2013/14 and
2014/15 financial years, housing is not among government’s key priorities, as
evidenced by the low national budgetary allocation which was only 0.020 and
0.025 percent in 2013/14 and 2014/15 respectively.

Africa Microfinance Action Forum (2008). Diagnostic to Action: Microfinance
in Africa.
Agaba,V. (2008). Shrugging off the Lethargy – Trends in the Uganda Mortgage
Market. Housing Finance International, September 2008.
Bank of Uganda (June 2013): Current State of the Ugandan Economy
Bank of Uganda (2013): Financial Stability Report
Demirguc-Kunt, A. and Klapper, L. (2012). Measuring Financial Inclusion: The
Global Findex. World Bank Policy Research WP 6025.
Kalema, W. and Kayiira D. (2008). Access to Housing Finance in Africa:
Exploring the Issues (No.4) Uganda. Paper commissioned by the FinMark Trust
with support from Habitat for Humanity.
Kalema, W. and Kayiira D. (unpublished, 2012). Overview of the Housing
Industry and Housing Finance Sector in Uganda.
Ministerial Policy Statement for Lands, Housing and Urban Development. Vote
012 & 156 FY 2014/15. Presented to Parliament for the Debate of the
Estimates of Revenue and Expenditures, 28 June.
Ministry of Finance Planning and Economic Development (2014): Background
to the Budget
Uganda Bureau of Statistics (2014).
UN-Habitat (2012). Uganda National Urban Profile.
World Bank (2014). Doing Business 2014 Report. Uganda.

The draft National Housing policy gives explicit attention to the affordable
housing needs of low income earners, including slum upgrading, enforcement
of minimum standards that will prevent overcrowding and the improvement of
the living standards of the urban poor. It also recognises the role of the private
sector in providing housing on a commercial basis and aims to increase the
construction of housing to 250 000 units a year, compared to current
production of less than 10 000 units, so that the deficit can be decreased by
50 percent by 2025. The policy addresses housing delivery for rental and
ownership, and will enable government to build houses for public servants. The
government also plans to create a revolving fund to finance public servants’
housing.
In his 2014/15 Ministerial Policy Statement, the minister committed to
implementing the National Land Policy (2013), and to finalising the formulation
of the National Urban Policy and National Real Estate Policy; and commencing
the drafting of five land related Bill (Surveyors’ Registration Act (Amendment)
Bill, Registration of Titles Act (Amendment) Bill, Land Acquisition Act
(Amendment) Bill; Survey and Mapping Bill, and the Land Information and
Infrastructure Bill (LIS), among others.
Uganda has a system of non-judicial foreclosure, often considered more useful
for developing mortgage markets. There is concern amongst mortgage lending
institutions that the amendments of the Mortgage Act will force the foreclosure
process to be administered through the court system, which is overloaded and
understaffed.
Opportunities
Continued macroeconomic stability has sustained economic growth and
created a suitable investment climate. With this has come an unsatisfied
demand for housing, especially in the affordable housing segment for the
growing middle and lower income groups. The mortgage market is still in its
infancy and can accommodate many more players. Microfinance is well
established, including housing microfinance lending practices. This is an area of
enormous potential, given the established market for microfinance and the predominance of self-build.
Other opportunities include:
n The creation of Real Estate Investment Trusts (REITS) could minimise the
risk several private sector occupational schemes could face, when directly
investing in real estate.
n Setting up a liquidity facility. The facility will act as an intermediary between
banks offering mortgage finance and the bond market – to enhance the
use of pension funds for housing finance. Bonds issued by the liquidity
facility can be bought by pension schemes to finance the facility fund banks
that offer mortgage finance.
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Websites
www.africaneconomicoutlook.org
www.allafrica.com
www.aacb.org/en/flash-info/bank-of-uganda-annual-headline-inflation-declines49-percent-june-2014
www.mfw4a.org
www.mixmarket.org
www.newvision.co.ug
www.nhcc.co.ug
www.realestatedatabase.info
www.ssauganda.org
www.theeastafrican.co.ke
www.ubos.org
www.worldbank.org
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Lusaka (capital), Ndola,
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Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

6,38 Zambian Kwacha (ZMW)
6.6 | 7.1 | 6.8

Population^ | Population growth rate (2013)^
14,538,640 | 3.24
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 40.03% | 4.35%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

1,539.60 | 6.35%
1,480.00
60.5
13.10
57.49
141 | 0.561

Lending Interest Rate^
9.52
Credit % of GDP^
14.63
Average Mortgages % of GDP°
1.29% (2012)
Price To Rent Ratio City Centre** | Outside City Centre**
10.53 | 12.3
Gross Rental Yield City Centre** | Outside of City Centre**
9.50% | 8.13%
Outstanding loan to purchase a home, older adults (% age 25+) 1.75
Outstanding loan for home construction, older adults (% age 25+) 1.13

Overview
Zambia is a mineral-rich country and the second largest producer of copper
on the continent. With an average GDP growth rate of 6.33 percent over the
past decade, Zambia has achieved relative macroeconomic stability, and in 2011
was reclassified by the World Bank as a middle income country, with a GNI of
between US$1 830 and US$3 070 a year. The economy grew by 6.35 percent
in 2013, and was projected to grow by 7.1 percent in 2014 and 7.4 percent in
2015, making Zambia one of the world’s fastest growing economies. Inflation
rose to eight percent in August 2014 (from 7.1 percent in August 2013), and
is expected to rise slightly over the coming year. The country is increasingly a
destination for foreign investment due to its positive economic indicators and
burgeoning mining industry.
In September 2012, Zambia launched its first US$750 million, 10-year
Eurobond – the most successful bond launch in Sub-Saharan Africa, with bids
more than 15 times the amount on offer. The proceeds from the bond have
been used to fund road and railway infrastructure, as well as harmonise salaries
of civil servants. On 1 January 2013, the Zambian currency was rebased, and
a new currency symbol, ZMW, was adopted. One Kwacha of the rebased
currency (ZMW) is equivalent to 1 000 ‘old’ Kwacha (ZMK). The intention
was to strengthen the use of the currency by pegging its value at a more
convertible rate with foreign currencies, and provide a more usable value for
transaction on local goods and services. In 2014 the government launched
another 10-year dollar bond of US$1 billion. This bond, although also
oversubscribed like the 2012 bond, was offered at a much higher cost, priced
at 8.625 percent as compared to 5.625 percent for the 2012 Eurobond. This
higher cost reflects a weaker Zambian economy, burdened by a depreciating
currency and a budget deficit of 8.5 percent of GDP in 2013.
Zambia’s population (estimated at 14.5 million in 2013) is very young: 54
percent are under the age of 18, partly a consequence of the high prevalence
of HIV/AIDS (14 percent of the population between the ages of 15 and 49).
Most of the population is rural; 40 percent live in urban areas. A 4.3 percent
urbanisation rate (versus a 3.2 percent population growth rate) suggests that
this will soon change. UN-Habitat expects that Zambia will be 50 percent
urban by 2030. With only 11 percent of the working population estimated to
be in formal employment, and an informal sector that comprises over 50
percent of the economy, the small tax base impedes government’s fiscal

What is the cost of standard 50kg bag of cement (in US$)? #
What is the price of the cheapest, newly built house by a formal
developer or contractor? #
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #
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World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

capacity. Recent economic growth has exacerbated inequality. In 2010,
according to the World Bank, the GINI index was measured at 57.5, up from
54.6 in 2006.
Access to finance
General access to financial services remains low. In 2012, the World Bank
launched the Global Financial Inclusion (Global Findex) Database, exploring
levels of financial inclusion around the world. According to this, only 22
percent of rural and 14 percent of urban Zambians over 15 years of age have
an account with a formal financial institution. Credit is widely used, with 52.6
percent of adults over 25 years of age saying they had a loan in the past year
to 2011. Very few Zambians have an outstanding loan to purchase a home:
1.1 percent of the top 60 percent of income earners and 1.4 percent of the
bottom 40 percent of income earners. According to FinScope 2009, 86
percent of adults are unbanked, and 63 percent of adults use no financial
products at all. Some 17 percent use products from non-bank financial service
providers and 22 percent use informal products. FinScope found that more
people save informally (17 percent) compared to those who save through
formal channels (10 percent). The extent and use of housing finance is even
more limited.
Zambia has a diversified financial sector with 19 commercial banks licensed to
operate. The sector has been growing rapidly in recent years. Thirteen banks
are subsidiaries of foreign banks, four are locally owned private banks, and two
are partly owned by the government. The Lusaka Stock Exchange lists 24
companies, of which three are commercial banks. The Bonds and Derivatives
Exchange (BaDEx) has been licensed and promises to be central in developing
the bond markets in Zambia.
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Zambia’s mortgage market is small, but also growing rapidly. Between 2008
and 2012, mortgages grew from ZMW698 million (US$109 million) to
ZMW1 208 billion (US$189 million); a 256 percent increase. The total
residential mortgage loan portfolio stood at ZMW1 493 million at the end of
July 2014 (US$234 million), of which 80 percent was held by commercial banks
and 20 percent by the building societies. Assuming an average loan size of
about US$50 000 (based on March 2014 interviews with three building
societies and two commercial banks, loans range in size from US$20 000 to
US$600 000), this could suggest a total of almost 5 700 mortgages.

Housing loan products appear to be increasingly popular – many MFIs already
have products and others are in the product development stage. Home
improvement loans range from approximately ZMW5 000 to ZMW350 000
(US$784 to US$65 486) with maximum loan terms of 60 months and charged
now at the cap of 31.6 percent or 44.3 percent annually (depending on the
type of institution). Building materials company Lafarge is currently undertaking
a housing finance pilot project in collaboration with BancABC. The company
is also planning a partnership to link building supplies like cement to housing
loans from ZNBS.

As of December 2013, the three building societies (Finance Building Society, Pan
African Building Society and Zambia National Building Society) held a mortgage
portfolio of around ZMW298.7 million (US$46.8 million), combined. Zambia
National Building Society (ZNBS) held ZMW111.9 million in mortgages as of
March 2014. In December 2013, 1 238 people had access to mortgages via
ZNBS, a figure which President Michael Sata hoped to increase by 159 percent
by end of 2014—in part through the government’s ZMW167 million
recapitalisation of the building society. In his declaration of the recapitalisation,
President Sata indicated that this would increase access to housing finance,
both in terms of mortgages and incremental housing construction/renovation
loans. A key challenge for residential mortgage lenders is access to funding, as
the wholesale finance sector and capital market remains underdeveloped.
Short maturities on available funds also mean that credit providers struggle to
find matched funding for long term credit products like mortgages. This and
other risk factors, including the potential of loss given default and high
transaction costs, contribute to the high interest rate. As a result, only the
highest income earners can access mortgages.

Pension-backed lending is permissible by Zambian law, but not common, and
the role of pension funds in housing financing is limited.

Interest rates offered by mortgage lenders – whether commercial banks or
the building societies – are high. The lending interest rate offered by
commercial banks in 2014 is 13.6 percent for long-term financing to prime
customers. Building societies’ interest rates were higher – hovering around 20
percent. Zambia National Building Society reports mortgage interest rates of
12–16 percent, although their ability to offer cheaper financing as compared to
its competition is likely the result of the government recapitalisation mentioned
previously.
In late 2012, the Bank of Zambia (BoZ) introduced a Policy Interest Rate as a
benchmark indicator against which retail financial institutions are expected to
adjust their lending rates. Since then, in January 2013, the BoZ introduced
interest rate caps. The cap for commercial banks was set at 9 percent above
the Policy Rate, which at February 2014 was 10.25 percent, giving a cap of
19.25 percent. For non-bank financial institutions (including building societies),
the policy determines that the maximum interest rate charged shall be a factor
of 1.644 relative to the bank rate (i.e. currently 31.6 percent), whilst for
microfinance institutions the maximum interest rate charged shall be a factor
of 2.302 (i.e. currently 44.3 percent). In this case, the following criteria has
been used to define microfinance: At least 80 percent of the total loan portfolio
should be serving MSMEs, less than 20 percent of the total loan portfolio
should be serving individuals in formal employment and the average loan size
per borrower not exceeded ZMW2.5 million. Taking this definition into
account, most microlenders in Zambia are therefore classified as non-bank
financial institutions.
Zambia’s microfinance sector comprises 35 licensed MFIs. Of these, most are
payroll based consumer lenders, accounting for 92 percent of the microfinance
sector’s total assets. Only four MFIs are microenterprise lenders, and six are
registered as deposit-taking financial institutions in terms of the 2006 Banking
and Financial Services Act. As of 2013, 10 MFIs had reported to the Mix
Market (an online source of microfinance performance data and analysis) at
some point over the previous seven years; together, they indicated a gross loan
portfolio of US$21.2 million, with 64 247 active borrowers. The MFIs also
held a total of US$4.5 million in deposits from 10 934 depositors. Following
the introduction of interest rate caps, the Bank of Zambia has observed that a
number of MFIs have sought to streamline their operations, closing marginal
branches with high operating costs. Furthermore, some MFIs have reported
a decrease in small loan sizes and group lending, in an effort to make lending
more cost effective given the interest rate caps.
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The first credit bureau was formed by the Bankers Association of Zambia in
2006. In 2008, the Bank of Zambia made it mandatory for banks and other
financial service providers in Zambia to go through the Credit Reference
Bureau (CRB) before granting a loan. In 2012,TransUnion purchased CRB and
remains the sole credit bureau in Zambia today. The system has limited
coverage, however; according to the World Bank’s 2014 Doing Business
Report, only 12 percent of the population as at 2014. Still, Zambia ranks fairly
high internationally in terms of ease of getting credit: 13th out of 189 countries
in 2014.
Affordability
Affordability levels for conventional housing finance are low, and a recent
study suggests that households spend a considerable proportion of their
income to address their housing needs. Some seven percent of the
population (about 185 000 households) live in high and medium cost urban
areas or large-scale rural areas. Their household expenditure is on average
above ZMW2 500 (US$392) a month, and their housing costs are about
ZMW400 000 (US$62 696). On average, the monthly expenditure on rental
for this group can be up to 50 percent of their income. About 30 percent
(835 000 households) live in low cost urban areas, or medium cost and scale
rural areas. Their monthly household expenditure is about ZMW1 500 to
ZMW2 500 (US$235 to US$392). Housing in this segment costs between
ZMW100 000 (US$15 674) for a house constructed with basic materials to
ZMW500 000 (US$78 370) for a quality constructed house, and monthly
rental expenditure can be as much as 40 percent of income. The majority of
the population (63 percent, or 1.765 million households) have a monthly
household expenditure of less than ZMW1 500 (US$235). Their housing
affordability is for units costing less than ZMW100 000, and they can also spend
up to 40 percent of their monthly income on rental. Only 11 percent of
employed adults earn a formal salary or wage, undermining access to mortgage
finance even further. Stringent terms such as high deposit requirements (as high
as 20 percent) and relatively short loan terms from two to ten years make it
difficult to afford mortgage finance. Due to the general unavailability of
mortgages, many buyers purchase finished units with cash.
The government has made statements regarding improved housing delivery,
but its capacity to make a difference is limited by fiscal constraints. Although
the National Urban Development Plan projects the delivery of 500 000 units
between 2011 and 2016 (based on a projected 15 percent allocation of the
national budget to housing), this has never transpired. In 2014, the government
has allocated ZMW661 million to Housing and Community Amenities, which
is 1.5 percent of the budget. Within this allocation, ZMW417.8 million will be
used to enhance access to safe water and good sanitation in both rural and
urban areas. In addition, ZMW6 billion (US$940 million) has been allocated
for titling of land. It is estimated that around 60 percent of the population has
informal title deeds. The titling process hopes to provide property owners
access to title deeds and thereby access to finance.
A relatively cheap newly built house by Silver Rest Housing developer costs
US$79 800, and is 84m2. The minimum stand for residential property in urban
areas is 400m2.
Housing supply
There is a definite shortage of housing supply in many urban centres, but
particularly in rapidly growing towns in the Copperbelt and North Western
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from China and South Africa, and growth in mining and agriculture, while demand is still
unmet in the affordable housing segment, which presents good opportunities.

<$1.25 per day

25%

0%

63% of households have a monthly household expenditure of less than ZMW1 500
(US$235), so can only afford housing costing less than ZMW100 000, and can also spend
up to 40 percent of their monthly income on rental.

province, where mining activities have resurged. Employers in these areas
report difficulty in retaining staff where a housing shortage exists. A UNHabitat estimate suggests a backlog of 1.3 million units across the country, and
recommends an annual delivery rate of 46 000 units until 2030 (or one every
two minutes of the working day for 19 years). Between 2001 and 2011,
however, the delivery rate was only 11 000 units per annum.
Most urban growth is informal. UN-Habitat has determined that 70 percent
of housing in Lusaka is informal. This stock accommodates about 90 percent
of the city’s population but occupies only 20 percent of the residential land. In
rural areas, almost 90 percent of stock is traditional or improved traditional
housing; traditional housing in urban areas comprises 20 percent of all stock.

in Zambia and UK-based Homeless International have worked with the Zambia
Homeless and Poor People’s Federation to mobilise 48 000 urban poor families
into the federation, to secure land in 42 municipalities and to sign a
Memorandum of Understanding with the NHA to commit land to federation
members. With support from Lafarge, which donated 1 008 bags of cement,
Habitat for Humanity Zambia has built 2 150 houses. While important, these
efforts are small compared to the need.
A standard 50kg bag of cement costs ZMW80.00, while a standard sheet of
corrugated iron for roofing costs the following: IT4 Norm Colour per metre –
ZMW47.00 and IT4 norm 0.40 GI/ Silver ZMW 35.00/metre.
Property markets

More frequently, attention has been on middle upper income earners, even by
state sponsored organisations. Both the National Pension Scheme Authority
(NAPSA) and the NHA have promoted housing delivery (some in partnership
with the private sector) for higher income earners. In August 2013, NAPSA
came under fire from the government for targeting its investments poorly, and
not focusing on the need for low income housing. The NHA has entered into
a 10-year partnership with MBC Construction (an Australian joint venture
company) to build 500 000 houses. In 2014, the government of Zambia
announced a partnership with three private entities to construct 100 000
housing units a year, to increase the stock of affordable housing in the country.
Middle and high income housing is also getting attention from the private sector.
A growing number of developers are interested in supplying housing in the
US$40 000 to US$80 000 range, focusing on Lusaka. SmartHomes Africa is a
subsidiary of an American real estate and development company focusing on
affordable housing in Africa. Operating out of Lusaka, SmartHomes targets
the delivery of middle income and affordable housing, workforce and student
housing. Their most recent development offers two- to four-bedroom units,
starting at US$40 000. The increasing interest in housing supply in Zambia is
putting pressure on the mortgage system to grow in parallel. There is also
pressure on the land governance system.
Recent macroeconomic developments have had a negative impact on the
formal construction industry. In the past, developers have sought foreign
denominated loans offered at lower interest rates to finance new development.
In May 2012, however, the Minister of Finance introduced a Statutory
Instrument (SI 33) prohibiting the use of foreign currency in domestic
transactions. This was followed with instrument SI 68, which prohibited
indexation (referencing the contract amount to another currency or
commodity) in contracts. While designed to strengthen the use of the Zambian
Kwacha, these measures have undermined the financing approach developers
were using to support housing affordability. The industry has had to find new
mechanisms to hedge against exchange rate risk, and as a result, a number of
projects have been put on hold.
NGOs such as Homeless International are involved in helping to fund the
housing efforts of the very poor. The People’s Process on Housing and Poverty

There is enormous potential for residential housing and sentiment is positive.
For example, cement manufacturer, Lafarge, recently identified Zambia as a
prime untapped market. The shortage of quality housing at the higher end of
the market is driving several developments of modern cluster-style homes,
particularly in the south and east of Lusaka. According to real estate agent
Knight Frank, the growing supply side is creating better competitiveness and
improving affordability in the residential property market. Knight Frank
highlights the middle, affordable housing market as having the most growth
potential.
Resale housing stock in Zambia is limited, especially given that 80 percent of
Zambia’s total housing stock is classified as informal. Lower income groups
have a greater problem in obtaining affordable housing, as this end of the
market has little formal development.
Policy and regulation
While the National Housing Policy of 1996 continues to be in force, its
commitment to government spending of 15 percent of the national budget
on housing is felt to be too ambitious, and indeed, this has never been achieved.
A new housing policy is being drafted, but has not yet been concluded.
The limitations on mortgage finance are apparent in this country where less
than 40 percent of the population hold formal title. The title registration system
is improving. According to the World Bank’s 2014 Doing Business Report, it
takes on average 43–50 days to go through the five procedures involved in
registering a property in 2014. The cost of the registration process is about 8.2
percent of the property’s value. Globally, Zambia ranks 102th out of 189
countries in terms of its property registration process.
Zambia has targeted improvements in its land administration system with some
success. Acknowledging informality, the Housing (Statutory and Improvement
Areas) Act is progressive land tenure legislation that allows for incremental and
flexible housing development. The Act limits tenure security to an occupancy
licence, with collective title held by the local authority. This is especially suitable
for building methods financed through housing microfinance. In fact, progressive
land laws and the low reach of conventional forms of housing finance create
enormous potential for housing microfinance. Zambia passed its Urban and
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Regional Planners Act in 2011. This is important given the limiting effect of
past urban management legislation in allowing for sufficient supply of wellserviced land. In its Sixth National Development Plan (2011–2015), the
government proposes building 150 000 homes a year through 2015 – 500 000
of which would be for low income households. Still, UN-Habitat suggests that
legislated plot sizes will significantly undermine the state’s capacity to deliver on
this and its earlier goal of 1.3 million houses by 2030. At 15 units per hectare
(as suggested in the Fourth National Development Plan), the area of four
Lusakas would be required, just for residential land.
The Zambian judiciary is undergoing substantial reform to ensure that it is
faster, more secure and transparent. Significant challenges remain in reforming
laws in other areas, in particular the need to improve legislation around
collateral and credit recovery.
Opportunities
Zambia’s relative political stability, recent economic growth spurred by its
mining activities and growing middle class means that housing demand should
continue to grow in major urban areas around the country. Progressive
legislative reform around the land sector suggests that mortgage markets
should have a supporting land administration system to sustain their growth.
Increased investments from China and South Africa, together with growth in
mining and agriculture, are driving residential and commercial property demand.
Demand is especially unmet in the affordable housing segment, which presents
good opportunities. Zambia has a relatively undeveloped microfinance sector
by regional standards. Housing microfinance lending needs specialised and
dedicated institutions rather than merely using traditional microfinance
institutions as a platform for this type of lending.
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Zimbabwe
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Harare (capital), Bulawayo

Exchange Rate: 1 US$ =
Inﬂation 2012 | 2013 (estimate) | 2014 (provisional)

1,00 US Dollar ($)
3.7 | 4.0 | 4.0

Population^ | Population growth rate (2013)^
14,149,648 | 3.05
Urban population (% of total)^ | Urbanisation rate (% in 2013)^ 32.65% | 2.50%
GDP per capita (current US$)^ | GDP growth rate (annual %)
GNI per capita, Atlas method (current US$)^
Population below national poverty line*
Unemployment rate (%)*
Gini co-efﬁcient ~
HDI (Global Ranking)" | HDI (Country Index Score)”

904.76 | 1.81%
820.00
72.3
4.00
156 | 0.492

Lending Interest Rate^
..
Credit % of GDP^
..
Average Mortgages % of GDP°
2.83% (2012)
Price To Rent Ratio City Centre** | Outside City Centre**
10.68 |
Gross Rental Yield City Centre** | Outside of City Centre**
9.36% | ....
Outstanding loan to purchase a home, older adults (% age 25+) 1.34
Outstanding loan for home construction, older adults (% age 25+) 5.22
What is the cost of standard 50kg bag of cement (in US$)? #
US$13,50
What is the price of the cheapest, newly built house by a formal
US$12 000 (2013)
developer or contractor? #
30 (2013)
What is the size of this house (in m2)? #
What is the minimum stand or plot size for residential property #

Overview
Zimbabwe’s economic performance weakened in 2013. The estimated GDP
growth of 4.4 percent for 2012 represented a significant slowdown when
compared to the growth rates of 5.4 percent, 9.6 and 10.6 percent
experienced in 2009, 2010 and 2011, respectively. GDP growth further
decelerated in 2013, to 3.7 percent, but is expected to increase to
approximately four percent in 2014. This continued slowdown in the economy
is as a result of limited sources of capital, policy uncertainty and the high cost
of doing business. Most major sectors of the economy registered lower growth
rates in 2012, and this weighed down overall economic performance. Mining
and quarrying grew by 6.5 percent in 2013 compared to 10.1 percent in 2012
and 25.1 percent in 2011. Growth in the manufacturing sector has also slowed
down with an estimated growth of 1.5 percent in 2013, from 15 percent in
2011. Growth in the agriculture sector has been revised down to 5.4 percent.
Zimbabwe is experiencing a structural regression, with the acceleration of
deindustrialisation and informalisation of the economy.
Year on year inflation has remained subdued and averaged 4.1 percent in 2013,
projected to slow down to four percent in 2014 (largely due to the falling
value of the South African Rand). 2013 was an election year with Zimbabwe
holding its first general elections under the new constitution, ending the fouryear coalition government. Recovery has continued to be fragile due to political
uncertainty, the high debt burden of about US$9.9 billion and huge arrears
amounting to about US$6.5 billion, as well as the unsustainable current account
deficit of about 34 percent of GDP. Zimbabwe has had limited access to
concessional lines of credit required for infrastructural development and
retooling the manufacturing sector. Most of the facilities availed carry a
significant risk premium and have largely been short term in tenure.
Access to finance
Despite these challenges, the Zimbabwean financial sector remains well
developed and quite stable. There are 21 operating banking institutions
(comprising 15 commercial banks, two merchant banks, three building societies
and one savings bank), 16 asset management companies and 146 microfinance
institutions.
Zimbabwe continues to experience a high level of financial exclusion as well
as usage of informal financial products and services. This is reflected in the

Ease of Doing Business Rank !
Number of Procedures to Register Property !
Time (days) to Register Property !
Cost (% of property value) to Register Property !
^
~
*
"
°
**
#
!

170
5
36
7.8

World Bank's World Development Indicators (2013)
World Bank PovcalNet: an online poverty analysis tool, various years
African Economic Outlook, various years
UNDP's International Human Development Indicators (2014)
Various, including World Bank and Hoﬁnet.
Numbeo Online User-Contributed Database
CAHF Annual Survey Data (August, 2014)
World Bank's Doing Business Survey Data (2014)

findings of the 2011 FinScope Survey, the 2012 World Bank Global Financial
Index (Global Findex) Database and the 2013 Micro, Small and Medium
Enterprises FinScope Survey. The 2011 FinScope Survey found that 40
percent of all Zimbabweans aged 18 years and above were financially
excluded, or not using either formal or informal financial products. This tallies
with the findings of the MSME FinScope, which revealed that 43 percent of all
MSME business owners were financially excluded. According to the 2011
FinScope Survey, 22 percent of all adult Zimbabweans only used informal
financial products and services. FinScope 2011 found that 38 percent of all
adult Zimbabweans were formally served; that is, they used both bank and
non-bank formal products. The MSME FinScope survey revealed that only 18
percent of business people in this category were formally served, with only 14
percent of the business owners being banked. With respect to credit,
FinScope 2011 found that only five percent of all adults above 18 years of
age borrow from a bank (three percent) or other formal financial institution
(two percent) while 15 percent were informally served by unregulated
institutions such as co-operatives and farmers’ associations. 31 percent
borrowed from friends and relatives and 49 percent did not borrow at all.
Most SME business owners (85 percent) do not borrow at all to finance their
operations. Only two percent of them access bank credit products, while
another two percent access other formal credit sources. About seven percent
borrow from friends and relatives. Zimbabwe scores 109th out of 189
countries on the ‘ease of getting credit’ indicator, according to the World Bank’s
2014 Doing Business Report.
Authorities have put in place various measures with a view to improving
financial inclusion in the country. A Memorandum of Understanding between
the central bank and commercial banks seeks to reduce bank charges and
lending rates as well as increase deposit rates. The Reserve Bank of Zimbabwe
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(RBZ) announced in January 2014 in its monetary policy statement that banks
now have to justify and obtain approval from the RBZ before effecting increases
on charges and lending rates. The authorities also envisage the establishment
of an Ombudsman for the financial sector, a Microfinance Advisory Council as
well as the finalisation of a Microfinance Bill. Further, the central bank stipulated
that commercial banks were required to provide at least 30 percent of their
lending to small and medium enterprises. These initiatives are meant to foster
confidence in the financial sector and, in the process, improve financial inclusion.
Mobile money is also spreading quickly, linked to the rapid spread of mobile
phone penetration.
As at 30 June 2014, total credit provided by the financial sector amounted to
US$3.81 billion, an increase from US$3.7 billion at 31 December 2013. The
deceleration in lending since 2012 is due to factors including a declining growth
of deposits and the uncertainties in the economy that arise in an election year.
Five commercial banks dominated lending with 59.18 percent of the total.
Lending continues to be largely for the short-term requirements of working
capital and consumer durables. A sectoral analysis of loans and advances by
commercial banks shows that most of the lending went to the industrial sector
(26.07 percent), households (21.21 percent), transport (16.95 percent) and
agriculture (15.68 percent). The proportion of lending to the construction
sector continues to be low (1.73 percent).
According to RBZ statistics, mortgage lending was US$278.1 million dollars at
end December 2012 compared to US$199.5 million for December 2011,
which represents a growth of 39.4 percent. When compared to the position
as at December 2012, mortgages to the end of May 2013 grew by 10.5
percent. In the 2014 National Budget, tax incentives were announced for
financial institutions providing mortgage finance.
Mortgage lending is largely undertaken by the Central African Building Society
(CABS), CBZ Bank, FBC Bank and ZB Building Society. CABS remains the
largest mortgage lender. In 2014, the financial institution advanced a total of
US$8.6 million in housing mortgage loans. At end December 2012, CABS’s
housing mortgage loan book was US$96 431 384 comprising US$87 279 9869
for medium and low density housing development and US$9 151 398 for the
‘high density’ sector. In 2013, the financial institution increased its lending
significantly and by June it had extended mortgage advances amounting to
US$27 942 391, which surpasses the annual figure for 2012. CABS is a
beneficiary of a five-year loan from the PTA Bank, a 10-year facility from Shelter
Afrique and mobilisation of US$10 million from Proparco, all of which are
meant to increase the tenure of mortgage lending to customers. Mortgage
loans are charged at 15 percent variable interest, with a 75 percent loan to
value and 25 percent repayment to income. In 2014, CABS introduced a 20
year housing mortgage loan.
CBZ Bank had the second largest housing mortgage loan book in 2012. As at
31 December 2012 its mortgage loan book was US$89 980 277. CBZ had
total mortgage advances of US$137 205 371 by 31 December 2013. CBZ
charges interest rates ranging between 14 and 18 percent over tenures ranging
from two to 10 years. In 2013, CBZ Bank made a commitment to provide
US$10 million to fund housing for civil servants, and government would provide
a matching amount in order to create a Housing Fund for civil servants. In the
2014 Budget Speech it was stated that government would capitalise the Civil
Service Housing Loan Scheme. CBZ is also a beneficiary of the lines of credit
from the PTA Bank and Shelter Afrique.
FBC Building Society also extended mortgage lending to its customers. The
financial institution had a long-term (over five years) tenure book of
US$1 1242 430, in which mortgage loans are incorporated. The building
society also enjoys facilities from the PTA Bank and Shelter Afrique. ZB Building
Society had a mortgage book of US$5 880 248 as at 31 December 2012.
The National Development Loan Facility is a revolving fund that was created
in 2010 with an initial allocation of US$25 million. In 2012, government
provided an additional US$7.9 million to the fund, followed by an amount of
US$6.9 million in 2013. In 2013, government indicated that 10 percent of the
resources provided would be used to fund rural housing programmes. The
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Infrastructure Development Bank of Zimbabwe (IDBZ) acts as a project
manager and financier on behalf of the Ministry of National Housing and Social
Amenities.
Affordability
During the past four years, Zimbabwe has been recovering from a decade of
economic decline and instability. The economic decline worsened poverty
levels and annual average gross household incomes, currently estimated at
US$2 545, are still very low. 72.3 percent of Zimbabweans live below the
poverty line. The low levels of income, coupled with high levels of illiquidity
have negatively affected affordability. There is a high default risk due to
retrenchments. As at June 2013, 6.86 percent of CABS’s loans in high density
areas were in arrears. While building societies and commercial banks are
beginning to introduce medium-term facilities, most lending is on a short-term
basis. Financial institutions have limited access to offshore lines of credit and
there is reluctance by the public to commit funds for long periods. Maximum
repayment periods of 10 years currently apply on loans, with the exception of
the recently introduced 20 year housing loan from CABS.
Lending rates are still high due to the high cost of funds for financial institutions.
Interest rates charged by building societies remain at an average of 15 percent.
A Memorandum of Understanding between the RBZ and banks was signed
providing for an additional penalty of percentage points for any defaulting
clients, however this was discontinued in December 2013. Home builders who
access consumer bank loans for purposes of buying a residential stand or
constructing a house pay higher interest rates of as much as 20 percent,
depending on the institution. An Insurance and Pension Sector Housing Fund
was also established to address the housing backlog. The Fund is expected to
be funded from proceeds of housing bonds to be issued to companies in the
pension and insurance industry.
Despite the high cost of funds, financial institutions have developed innovations
to reduce the cost of borrowing for low income clients. CABS offers a low
priced mortgage product for borrowers in high density areas on which an
interest rate of 12 percent is charged as opposed to 15 percent that applies
to borrowers in low density areas. In an effort to enable low income earners
to access housing finance, building societies collaborate with employers to
provide loans at subsidised rates. CBZ has introduced a product called ‘the
Cash-Plus Housing Savings Product’ targeted at the informal sector. It involves
the potential borrower saving with the institution for 12 months after which
the client then qualifies for a loan equivalent to his/her savings.
The harsh liquidity environment has also created an opportunity for
Zimbabweans to buy land from local authorities and land developers on a
staggered basis. Deposits for some schemes are as low as US$660, with
monthly installments spread over three to five years.
Housing supply
The major housing objective of Zimbabwe’s national strategy, the Medium Term
Plan (2011–2015), is to eliminate the housing backlog and halve the housing
dependency ratio at the household level by 2015. This is quite a daunting
challenge considering that the current national housing waiting list is estimated
to be 1.5 million. The number is likely to be higher considering that some local
authorities do not collect and submit returns, and most home-seekers have
stopped renewing annually, after losing hope following lengthy periods of
waiting. Others cannot register as they do not have the required
documentation, while others are unaware of the system. Harare’s waiting list
is about 500 000 while those of Gweru, Mutare and Bulawayo are about 17 000,
50 000 and 100 000 respectively.
The 2012 National Housing Policy seeks to address the challenge of the huge
housing backlog through a partnering and facilitating approach to housing
development and management so as to leverage community and private sector
initiatives. In this regard, the policy aims to strengthen the role of local
authorities as well as facilitate and encourage the participation of civil society
and the private sector in housing development.
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In late 2012, Harare City Council signed an agreement to build 3 102 core houses for low
income earners in Budiriro, Harare. Each core house would be on 300m2 of land and is
estimated to cost US$12 000.

Government plays a pivotal role in housing development through the direct
provision of houses as well as land. Since 2010, the Zimbabwe government has
availed a total of US38.9 million for the development of housing on and off site
infrastructure as well as the construction of at least 2 904 housing units across
the country. Individuals on the waiting list and who can afford to pay the
required deposits and installments, access the housing with a loan from the
National Housing Development Loan Facility.
Financial institutions are also promoting housing developments projects. In late
2012, Harare City Council signed an agreement with CABS to build 3 102
core houses for low income earners in Budiriro, Harare. Each core house
would be on 300m2 of land and is estimated to cost US$12 000. Beneficiaries
will pay an initial deposit and CABS will provide mortgage finance which would
be repaid over a stipulated period. 985 units have so far been completed
however there is concern over the ability of low income earners to qualify for
the units – deposits are high (25 percent) and only 244 applicants have been
approved. The building society is undertaking another housing development in
Hatcliffe, Harare involving 971 housing units, also on 300m2. The other building
societies are implementing their own schemes across the country. CBZ is set
to service 1 095 low cost residential stands in Nehosho, Gweru, for the
construction of low cost housing which will benefit low income groups. ZB
Bank has stands in Springvale and ZB Building Society has developed 800
residential stands ranging in size from 300m2 to 2 000m2 and will offer
mortgage finance to beneficiaries to enable them to build houses. The building
society has also entered into a partnership with Beitbridge Town Council
involving the building of 150 low cost housing units which would be offered to
beneficiaries on a 10 year mortgage.

ZINAHCO is also implementing a scheme involving the construction of core
houses in Chiredzi, Harare, Chitungwiza, Mutare, Kariba, Bulawayo, Redcliff and
Mvuma. The organisation intended to build 713 units during the years
2012/2013 but they only accessed funding for 559 units. To date they have
completed 389 houses while the balance is work in progress. The houses are
sold to members of ZINAHCO who pay for them over a period of six years.
The cooperative body pointed out that the loan extended to members was
concessional but was slightly above break-even point to ensure sustainability of
the programme. The funding for the project was provided by Homeless
International. ZINAHCO has also forged partnerships with other donors, and
through these, provides its members with skills.
ZINAHCO is of the view that the major impediments to meaningful supply of
housing are limited access to land, challenges in accessing finance and poor
government capacity in providing off site bulk infrastructure. There is also a
need to revamp outdated legislation.
The delivery of serviced stands is an approach being adopted to improve
access to affordable housing. In July, Bulawayo City Council announced that it
was going to release 2 131 stands ranging in size from 200m2 to 600m2, in four
residential suburbs. The local authority requires residents to pay a deposit of
35 percent of the value of the stand and the balance in monthly installments.
The Zimbabwe Project Housing Trust has also embarked on a programme to
provide over 4 000 low income residential stands in Rangemore, Bulawayo
although civil works for this project are currently on hold. These initiatives
anticipate a self-build housing process that is common throughout Zimbabwe.
Property markets

In late 2011, Fidelity Life Assurance Company launched a housing project on a
34 hectare plot in Manressa, Harare. The company is currently engaged with
the City of Harare to undertake a US$20 million housing development project
to the south of Harare. In this project, 2 000 out of the total 5 950 stands
available for sale have already been sold with another 1 500 expected to be
sold by the end of 2014 either on cash or installments.
Damofalls, one of the most active land development companies, is
implementing projects for housing development in various cities which include
Ruwa, Norton, Kwekwe and Darwendale. Other property developers such as
the DATco Group are also active across the country.
According to their umbrella body, the Zimbabwe National Association of
Housing Cooperatives (ZINAHCO) have provided the bulk of housing units
which were constructed during the past decade. The association argues that
even during the hyperinflation era, co-operatives continued to develop housing
units when all the other players had suspended operations. The cooperatives
acquire land from a private owner, government or a local authority and then
service it using subscriptions from members. Figures from the City of Harare
indicate that co-operatives are a powerful force in housing provision. In the
year 2011, the city allocated 2 954 stands to 41 cooperatives.

The demand for residential property remains high, though activity has been
hampered by low disposable incomes and the deterioration in liquidity
conditions, particularly during the first half of 2013. The market is still active,
albeit at subdued levels, particularly for medium density houses, flats and cluster
units. Prices for units in this category up to a value of US$150 000 have
witnessed an increase due to the high demand. More expensive homes are
taking much longer to sell and have witnessed price stagnation.
Despite the tight liquidity conditions, rentals continue to go up. Rental increases
of 10 to 35 percent have been common since the end of 2012 but largely for
high and medium density properties. In the same vein, the prices of serviced
stands went up significantly in all areas – in some areas by as much as 50
percent during the last 12 months.
Zimbabwe ranks 93rd out of 189 countries according to the World Bank’s 2014
Doing Business Report for the indicator ‘ease of registering property’. The five
procedures take 36 days and cost 7.8 percent of the property value.
Policy and regulation
The introduction of the National Housing Policy in 2012 provides an
opportunity for the Government of Zimbabwe to address a number of factors
that impeded housing development in the past. In addition to stimulating
housing delivery through partnerships, the new policy addresses the need for
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more housing designs and development models and an increased range of
permissible building materials and construction models. This will also involve a
relook at legislation and some by-laws that may no longer be relevant.
The country requires long-term funding to address infrastructure bottlenecks
needed for effective housing delivery including more capacity to avail loans for
both land and housing development. It is hoped that the process of addressing
the huge debt overhang and arrears which has commenced will gather
momentum and unlock greater opportunities for robust economic
performance.
The Land Development Bill will regulate the activities of land developers. The
legislation will provide for the registration and regulation of the conduct of
land developers. It is expected that this will provide more protection to the
public from unscrupulous land developers.
The thrust by the Ministry of Finance and the Reserve Bank of Zimbabwe to
improve financial inclusion is also expected to improve opportunities for
housing finance in the country. In particular, the introduction of a Microfinance
Act is expected to increase competition for traditional financial institutions to
the benefit of borrowers.
Opportunities
Zimbabwe has experienced a number of positive political developments during
2013 including a draft new constitution which was endorsed through a peaceful
referendum, approved by both houses of Parliament and signed into law.
National elections were conducted in a peaceful environment.
Despite the liquidity challenges, the country has a stable macroeconomic
environment. Zimbabwe continues to enjoy low inflation and has implemented
prudent fiscal policy characterised by a cash budgeting system. However, the
country faces challenges on the external account. It is hoped that the process
of normalisation of relations with Multilateral Financial Institutions will gather
momentum and pave the way for a solution to the debt and arrears challenge.
Such a development would lead to significant inflows which are required to
address the current liquidity problems. It would also spur the performance of
the economy, leading to increased household incomes.
It is hoped that the establishment of a PPC cement production plant in
northern Zimbabwe, and one in Masvingo, will support further growth in
housing supply as the cement capacity of the country increases. These
developments and the measures being put in place by the authorities to foster
increased financial inclusion provide hope that the housing finance situation
will witness significant improvement in the foreseeable future. It would appear
the Medium Term Plan as well as the Housing Policy accurately articulate what
is required in order to improve housing delivery. These now need to be
implemented.
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The Economic and Monetary Community of Central Africa, EMCCA (CEMAC)
Overview
The Economic and Monetary Community of Central Africa (Communauté
Économique et Monétaire de l'AfriqueCentrale, CEMAC) is made up of six
former French colonies in Central Africa – Cameroon, Central African
Republic, Chad, Congo Republic and Gabon; and Equatorial Guinea, a former
Spanish colony. It was created in 1994 and became operational after the
treaty’s ratification in 1999. It was set up to promote the entire process of subregional integration through the forming of a monetary union, with the Central
African CFA franc as a common currency. It has its headquarters in Bangui, the
capital of the Central African Republic. There are ongoing plans to unify the
Douala and Libreville Stock exchanges into a Unified CEMAC Securities and
Stock Exchange.
The treaty that specified the legal and institutional arrangements of CEMAC
created the following bodies:
n Central African Economic Union (Union Economique de l’Afrique Central
– UEAC) with an Executive Secretariat based in Bangui, Central African
Republic. The Customs Union is one of the central pillars of CEMAC. It
has established a regime for trade with third countries, and trade inside
the community has been duty free since 1998.
n The Central African Monetary Union (Union Monétaire de l’Afrique
Centrale), which specifies the responsibilities of the central bank, Banque
des Etats d’Afrique Centrale (BEAC) and the Central African Banking
Commission (COBAC). COBAC started functioning in 1993 with
headquarters in Libreville, Gabon. It sets regulations and carries out onand off-site supervision of the region’s banks and finance houses. BEAC
is a single central bank for the region and there is a single currency (CFA
franc) and defined criteria for macroeconomic convergence. It was
established in 1972 with headquarters in Yaounde, Cameroon. BEAC
regulates the sector through its regional banking commission, COBAC,
which shares responsibility with the national Ministries of Finance for
licensing new banks and regulating microfinance institutions. There is also
a budgetary agreement between the French Treasury (Ministry of
Finance) and BEAC with fixed convertibility of the CFA franc and a droit
de regard (oversight with veto powers) by the French Treasury.
The region has a population of 45 million (as of end of 2013) spread over
more than 3 million sq km. Nearly half of the population live in Cameroon and
65 percent are below 25 years of age. The average population growth rate
was 2.5 percent in 2012. It has a combined GDP of US$88.2 billion (as of
2012). The real GDP growth rate of 3.7 percent in 2013, which is projected
to grow to 6.2 percent in 2014 is mainly driven by oil, timber and agriculture
exports. Cameroon is the largest economy in the region, with about half of
the region’s total financial assets and contributes up to 29 percent of the
region’s GDP. The mineral wealth includes deposits of gold, diamond, natural
gas, oil, bauxite, aluminium, manganese and uranium. Due to inadequate private
investments, there has been little exploitation of these resources, with the
exception of oil and timber. Crude petroleum is an important resource for
these countries, apart from the Central African Republic: it accounts for 86
percent of the community’s exports; Equatorial Guinea depends on it for 70
percent of its GDP; Congo, 61 percent; Gabon, 50 percent; Chad, 40 percent;
and Cameroon, 10 percent.Timber is the community’s second largest export
product. . The countries in the region are about 50 percent urbanised. Gabon
has the highest level of urbanisation at 86 percent, with a third of the country’s
population living in the capital Libreville.
Access to finance
The formal financial system across CEMAC countries is not well developed.
Most of the large banks are foreign-owned and are subsidiaries of foreign
banks. There are also a few small to medium‐sized banks from other African
countries such as Nigeria and Togo. Recently, banks from Cameroon have also
moved into other countries in the region, including Gabon, Congo, Chad and
Equatorial Guinea. The CEMAC banking system currently comprises of 48
active banks with Cameroon having the most banks in the region (14),

followed by Gabon (10) and Chad (nine). Congo has six banks, Equatorial
Guinea has five banks, and Central African Republic has four. The number of
savings banks in the region remains low. On average, in the six countries, there
are three bank branches per 100 000 adults. The mortgage finance market is
still in its infancy, but with huge potential for growth. Very few banks in the
Central African region provide medium-term and long-term credit. Some of
the banks that grant this type of credit are the Gabonese Development Bank,
the National Investment Company (in Gabon and Cameroon), Afrilands First
Bank (Cameroon), and SOCOFIN in Congo Republic.
Mortgage finance is mostly granted by government agencies, and the people
who benefit most are government employees. Only about two percent of
private sector employees have access to mortgage finance from commercial
banks. This number will soon increase with ongoing efforts by real estate
companies in partnership with local commercial banks to extend end-user
financing opportunities to the growing middle class. Those in the informal
sector and a large percentage of the middle class and lower income groups
get housing finance (directly and indirectly) from different forms of MFIs. The
microfinance sector is developing in all countries in response to difficulties
associated with accessing credit through traditional banking channels.There are
about 800 microfinance institutions in the region, with Cameroon having the
most, followed by Chad, Congo, Central African Republic, Gabon and
Equatorial Guinea respectively. Links with the traditional, formal banking sector
are weak and the consolidation of micro lenders is not sufficient to allow for
meaningful regulation and oversight, or the development of strong links with
the banking sector. However, BEAC, through COBAC, has developed a
strategy for controlling the informal financial sector. COBAC, jointly with the
Ministries of Finance of all six countries, now regulates the MFI sector in all six
countries.There is an urgent need to develop mortgage finance products that
address the needs of the growing middle class and lower income groups who
have no access to housing finance. There are ongoing efforts by both
government and private sector interests to provide and extend access to enduser financing to the rapidly expanding middle class in these countries.
Affordability
In the formal sector, the state is the largest employer, offering an average
monthly salary of about CFA Francs 210 000 (US$397). Though rapidly
growing, the formal private sector is still small. Most people are involved in the
informal sector with a high percentage of people living under the national
poverty line. These people cannot afford to finance their homes through
existing banking funding instruments. Construction costs in the urban and
semi-urban areas are high and increasing. It costs an individual about 10 million
CFA Francs (US$18 893) to build a standard three bedroom house in the
main urban areas. This is mainly because of the high costs of inputs such as
cement, sand, plates, iron, finishings and decorations.These costs may decrease
as new property developers come into the market with a business model
that favours large scale procurement of inputs and with the capacity to
influence and better manage input costs. The Cameroon government has set
up local production facilities for some of the inputs to help bring down the
cost. It has also set up an agency to develop and promote the use of local
materials for construction. In the rural areas, the construction costs are lower
as most of the houses built are of a semi-standard and sub-standard, with local
materials such as sun-dried bricks made from clay. Rental costs in the urban
and semi-urban centres are also high. It costs on average about 150 000 CFA
Francs ($283) a month to rent a three bedroom house in the main urban
areas. In the smaller towns, it is generally about 40 percent cheaper.This is not
the case in N’djamena and Libreville, however, which are the second and third
most expensive cities in Africa for expatriates, as demand for accommodation
far exceeds supply. It costs up to US$6 500 a month for a standard three
bedroom apartment in these cities. The government and the private sector
need to explore mechanisms to increase the number of affordable housing
units that enter these markets each year, either through ownership or rental,
and also to ensure that middle class people and those in the lower income
groups get access to affordable housing finance.
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Housing supply
The number of new housing units that enter the market annually is insufficient
to meet the demands of the increasingly urbanised population in all CEMAC
countries and the growing middle class. The growing economy has swelled a
middle class that needs to be housed. A third of the Gabonese population lives
in the capital Libreville, and a quarter of the Congolese population in the capital
Brazzaville, both cities with huge housing backlogs.The demand for housing has
increased without a subsequent increase in supply. The discovery of oil in
Equatorial Guinea, and new economic sectors that have opened up such as
mining, telecommunications, retail, construction, energy has seen the influx of
expatriates, migrant workers, and skilled diaspora populations returning to their
countries, thus accentuating the demand for housing. This increasing mismatch
between demand and supply for housing continues to push up house prices
both for ownership and rental.
The current stock of housing units is produced mainly through incremental
self-construction, and less so by government agencies, and private developers.
The poor live in sub-standard accommodation, often on land that is not wellserviced with poor infrastructure like access to regular and clean water,
electricity and sewage disposal facilities. With the newly set up cement factories
in Cameroon that also aim to service these markets, construction costs may
drop, which may help to increase supply of new affordable housing units.There
is an increasing number of housing companies and developers from the USA,
Canada, China and South Africa who are going into these markets using a BOT
(Build, Operate and Transfer). There are also ongoing efforts by some
governments to increase housing supply. For example the government of
Cameroon, through partnerships with private developers, is planning to provide
over 100 000 new units over the next five years.
International oil and construction companies are driving the demand for high
quality residential units in Malabo and Bata, Equatorial Guinea. There has been
a great deal of volume home building in Malabo II and reserved government
residential areas in the east of the city. Mainly expatriates live in these new
areas as they are expensive and not affordable to the average middle class
person. The central Klemat area in N’djamena, which is near the presidential
palace, is also an important residential district with new developments. Again,
it is mostly for the expatriate community and not affordable to middle class

Countries

people. In Gabon, Congo and Central African Republic, the new housing
developments are driven by demand for high quality housing by expatriate
communities. There are no large-scale development activities to provide
housing for middle income people in these countries, except for Cameroon.
This situation will surely improve in the very near future with the recent interest
and activity of developers in the region.
Property market and opportunities
With fairly strong and sustainable economic growth due to economic reforms
and the strong demand for its natural resources from emerging economies
such as China, India and Brazil, Russia, and developed economies like the USA,
a growing middle class, increasingly urbanised populations, a huge housing
backlog, and a large diaspora that is seeking to invest in real estate, huge
opportunities exist for residential high end and middle/low income housing in
all areas of the value chain – real estate development, construction, finance and
real estate management services. The prospects for the property market are
very good. For the potential to be realised, governments in the various
countries and other stakeholders must continuously find ways to increase
supply and make them affordable to the middle and lower income groups.This
is already been done in Cameroon with existing partnerships between
government and the private sector.
Policy and regulation
Governments in the CEMAC countries have been slow in putting in place
reforms that would address the constraints in this sector. The main constraints
are in the areas of land ownership, access to serviced land, construction and
development, and the availability of finance. According to the World Bank’s
2014 Doing Business Report, when compared to the 2013 report most of the
countries in the region have made some progress on issuing construction
permits and registering property. Getting credit is still a big issue. This is
something that needs urgent attention. Governments should continue to
introduce reforms on land administration, construction, property registration
and access to housing finance. The government of Cameroon has taken a step
to provide sovereign guarantees to private developers. Because of the potential
role that MFIs could play, reforms and policies should also focus on tapping
into that potential.

Ease of doing business Construction permits No of days to register
(Rank)
(no of days)
property

Getting credit
(rank)

Cameroon

168

139

86

109

C.A.R

188

203

75

109

Chad

189

154

44

130

Congo Rep.

185

161

55

109

Eq. Guinea

166

166

23

109

Gabon

163

178

103

109

Source: World Bank Doing Business Report 2014.
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Cameroon
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Exchange rate – 1 US$ =
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Francs
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500 CFA
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Main urban Centre•

Yaounde
(capital)
Douala

Bangui
(capital)
Bimbo

N’djamena
(capital)
Moundou

Brazzaville
(capital)
Pointe Noire

Malabo
(capital)
Bata

Libreville
(capital)
Port-Gentil

Population – (million)•

23.1

5.3

11.5

4.7

0.75

1.7

Population ^growth rate % (2014 est)

2.6

2.18

1.93

1.95

2.54

1.94

Urban population (% of total 2011)

52.1

39.1

22

64

39.5

86

GDP per capita – US$ (2013)

2 400

700

2 500

4 800

2500

19 200

4.7

-14.5

3.9

5.8

-1.5

6.6

152

185

184

140

144

112

30

8

not available

53

22.3

21

GDP growth rate (real %) 2013^
HDI (Global ranking) 2014

+

Unemployment rate (%) 2010•
Population below poverty line (%)•

48

n/a

80

46.5

n/a

n/a

Central bank discount rate (%)

4.25

4.25

4.25

4.25

8.5

3

Commercial bank prime lending rate (%) 2013•

14.0

15

15.5

14.9

15

15

^
+
°
•
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World Bank 2014
CIA World Fact Book 2014
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North Africa Regional Profile
Overview
North Africa has undergone a monumental transformation in the past few
years, since the revolutions of the Arab Spring that were set off by Tunisia’s
ousting of Ben Ali in January 2011. Spanning from the Atlantic Coast to the
Red Sea, North Africa is the region of Africa at the crossroads between the
continent, Europe and the Arab World. The five countries that border the
Mediterranean: Morocco, Algeria,Tunisia, Libya, and Egypt, are home to around
170 million people (16 percent of Africa’s population) with the region a
prosperous one, responsible for producing one-third of Africa’s total GDP
(around US$709 billion in 2013).
Tunisia’s revolution, which led to uprisings and revolutions in both Egypt and
Libya, as well as protests in Morocco and Algeria, has changed the trajectory
of the region. Three years later, varying degrees of political uncertainty,
instability and insecurity continues in these revolutionary countries, particularly
in Libya and Egypt, stalling any progress on primary issues of social
development, economic growth and improved governance systems.
In 2013 and 2014, the economies of the North African countries continue
to recover, yet at a rate below the rest of the continent. GDP growth in 2013
was between two to three percent in Egypt,Tunisia and Algeria, with Morocco
experiencing slightly stronger growth at 4.4 percent, while Libya’s economy
contracted by 9.4 percent due to unrest that has limited oil production, which
accounts for 70 percent of GDP and 95 percent of government revenue in
the country. The economic and social problems that traverse the region and
were the roots for the civil revolts are yet to be addressed. These include high
youth unemployment, low purchasing power, and a demand for greater
accountability and transparency of government systems.
In 2014, the outlook is mixed across North Africa. Tunisia has appointed a new
government and approved the Constitution, while Bouteflika entered into his
third five-year term as President of Algeria, announcing a series of large-scale
public investment programmes concentrated on diversifying the economy and
construction of national priority infrastructure and public housing projects.
Morocco continues to move forward with fiscal and regulatory reforms to
reduce public spending, increase the role of the private sector and improve
the investment climate. On the other hand, the outlook for Libya and Egypt
remains weak, with both countries facing ongoing political unrest, deteriorating
socio-economic conditions, and unsustainably high fiscal deficits. Home
ownership is still of strong cultural importance in the region, yet concrete
reforms or programmes that could improve the affordability and delivery of
housing have been disrupted or slowed in all countries with the exception of
Algeria.
Access to finance
In most North African countries, there is a long history of heavy state
involvement in the financial sector. This tradition, combined with excess
liquidity provided by oil wealth, macroeconomic instability and challenging
bureaucracies, has hindered the development of financial systems in the region.
However, the past decade has prompted all countries to explore agendas for
opening up of the banking sector to more private sector and foreign
participation, which is creating new opportunities, albeit at different rates of
progress. In 2013 and 2014, Tunisia continued to prepare, with the support
of the IMF, a series of financial sector reforms focused on improving the
soundness of the banking sector through the restructuring of three publicallyowned banks.
The housing finance sector in the region has long been dominated by stateowned housing banks, offering long-term loans on concessionary or heavily
subsidised terms, often crowding out market-based financing. All countries in
North Africa have worked on expanding their mortgage systems in the past
decade, moving toward more market-based solutions. These transitions,
however, have been very slow to progress in many cases, with the exception
of Morocco, which has been assertive in its push toward fostering housing
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finance for the low income with sophisticated instruments, such as covered
bonds and guarantees for informal income-earners.
Egypt was one of the first countries to reform its mortgage framework in
2001, although the law remained untested until 2008. More recently, other
countries have taken concrete steps to establish secure mortgage systems
and improve access to secondary markets to enable long-term lending and
greater access to housing finance for low income groups. Algeria has designed
comprehensive strategies to modernise its mortgage laws with limited results,
as state housing finance programmes still dominate. Housing finance is most
developed in Morocco and Tunisia, where mortgage lending is equal to 17
and 12 percent respectively of GDP, and continuing to expand at rates of
between five to 11 percent per year.
An ongoing challenge across North Africa is the exclusion of low income
households and youth from formal housing finance, as well as a lack of credit
information about borrowers, which drives up the price of housing loans. As
a result, real estate leasing as a means to acquire home ownership is a thriving
business, even though households end up paying much more for a unit due
to the high premiums charged by leasing companies. This option can also
enable the leasing company to avoid requiring a banking license, which is the
case in Algeria, where new licenses are difficult to obtain.
In general, development of secondary markets has been slow, due to the
infancy of primary credit markets. Legal frameworks for securitisation have
been developed, starting with Morocco in 1999, Tunisia in 2001 and Algeria
in 2006, however, the volume of transactions has been very limited. Lack of
transparency, uncertainty in the local economic environment, as well as
external dynamics such as the subprime and global financial crises, have
restricted confidence in securitisation. This year, Morocco continued to work
toward finalising the regulations for covered bonds as an alternative means to
diversify funding sources.
Sharia-compliant finance, which outlaws interest and indebtedness, is
experiencing strong interest and growth in the region. Murabaha, where the
bank takes ownership of the house and then immediately sells it to a customer
at an agreed upon mark-up, which the customer then pays back over time in
installments, and Ijara, a lease-to-own arrangement, are the most popular forms
of Sharia-compliant housing finance. Regulatory frameworks for sukuk bonds
have also been developed recently in Egypt and Tunisia, with Tunisia preparing
a US$570 million issuance of sukuk bonds with the support of the Islamic
Development Bank. Meanwhile, Libya is moving toward the implementation
of a law that will ban usury from all banking in 2015.
Housing microfinance is also growing in North Africa with a lot of support
from international donors, particularly for the development of local SMEs.
This form of credit access has the potential to provide a viable alternative to
conventional mortgage lending. Specific products for housing microfinance
have emerged in Tunisia, Egypt and Morocco. In 2014, Lafarge, an international
building materials supplier, announced a partnership with Al Amana and
Attawfiq, two leading microfinance providers to deliver housing microfinance
solutions from US$200 to US$6 000 to low income Moroccans.
Affordability
In spite of the high levels of homeownership (up to 80 percent in Tunisia, and
over 90 percent in Libya), affordability is a major problem across North Africa,
particularly for low and middle income households. While overall housing
supply may appear sufficient in most countries, housing prices on the private
market are quite high and there are a large number of vacant, high-end units,
small rental sectors and difficulty to access housing for lower-income
households.
A lack of private land supply is the main constraint. The public sector owns
more than 30 percent of urban land in Algeria and Libya, and between 20 and
30 percent in Morocco and Egypt. Rigid land development regulations and
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complex registration procedures for titles have led to a scarcity of legally
developable land and have contributed to the region’s affordable housing
shortfall. Most countries in North Africa ranked poorly in terms of property
registration in the World Bank’s 2014 Doing Business Report, with Morocco
(156th), Algeria (176th) and Libya (189th) performing worst.

investors monitor these dynamics and develop resilience in the property
market, Morocco has been the first country in the region to introduce a real
estate price index that is formulated quarterly by the Central Bank and
National Land Agency.
Policy and regulation

Housing price pressures are exacerbated by urbanisation from arid interior
regions to littoral cities, as well as the young population demographic of North
Africa, which is pushing up demand for urban housing. Inaffordability is having
direct social consequences, including overcrowding, with the number of
occupants per household as high as 5.5 in Algeria, as well as impacting the age
for marriage as many young people will wait until they can purchase their first
home, before they marry.
Housing supply
Public sector provision of housing has not been sufficient to keep up with
demands in the oil-rich countries of Libya and Algeria. In Libya, the economic
sanctions of the 1990s, combined with a drop in oil prices, constrained public
expenditure while high rates of population growth and urbanisation created a
pent up demand for housing. The shortage is estimated at 350 000 units in
Libya, to which the government is attempting to respond with US$11 billion
worth of large-scale residential projects in the pipeline. Estimates of the
affordable housing shortage in Algeria range from 1.2 million to two million
dwellings based on an occupancy rate of five people per unit. They are also
addressing this supply shortage with large-scale housing construction, with 1.6
million units planned over the next five year term, from 2015 – 2019.

Housing remains at the forefront of the agenda for most North African
governments. The link between affordable housing, economic development
and social inclusion has been clearly recognised, particularly as many protests
across the region have been linked to poor living conditions caused by failures
in housing policy.
The housing sector in North Africa still tends to be over-regulated with the
public sector playing a primary role. Home-ownership is prioritised over rental
or alternative tenure options, which has resulted in small rental markets.
However, there is growing interest in lease-to-own programmes, such as those
being used and expanded in Algeria, to avoid the difficulties in accessing
mortgage finance.
Net-Oil Exporters have committed large amounts of budget resources to
respond directly to housing demand and uphold constitutional mandates
toward a citizen’s right to housing, crowding out private sector activities in the
process. Net-Oil Importers tend to have been more prudent and focused on
development of resilient and accessible financial systems, and implementing
policies to increase private sector investment in housing.
Opportunities

Housing supply from the Net-Oil Importing Countries of North Africa
(Morocco,Tunisia and Egypt) has pushed toward supporting a formal real estate
sector and facilitating private sector investment in the property market. Yet,
affordable housing where profit margins are small and risks are high requires
substantial government incentives, which have not been adequate in Tunisia,
resulting in only the state-owned developer, SNIT, participating in the low
income target market. In contrast, Morocco has been successful in offering
attractive tax rebates and land at subsidised rates to create a thriving private
sector, and the government has committed to 900 000 additional units worth
US$30 000 before 2020.
Across North Africa, most subsidies escape the poorest, and housing demand
for low income groups is delivered by the informal sector. Uncontrolled
developments in peripheral neighbourhoods where households build
incrementally is tolerated as governments recognise that it fills an important
social need not effectively addressed by public or private interventions. There
are signs that informal settlement ratios are increasing, particularly as rule-oflaw has reduced in the wake of the Arab Spring and the ensuing civil unrest.
Informal housing has also been validated and further incentivised in some
countries with the advent of urban upgrading programmes, such as Villes Sans
Bidonvilles in Morocco or the Agency for Urban Rehabilitation (ARRU)’s
interventions in Tunisia.
Property markets
Land is a bottleneck in the supply chain and the main cause of high real estate
prices in North Africa. Privately held land in Algeria, Libya and to a certain
degree, Egypt, is a rare commodity relative to demand, which tends to magnify
the pressure on prices and encourage speculation.
Price appreciation in the property market is becoming problematic, driven by
a lack of confidence in money markets or alternative investment opportunities.
This is particularly severe in countries with limited capital markets and high
volume of oil wealth. Wealthy North Africans tend to invest in real estate as
it is perceived as the most secure store of money, particularly while the banking
sector is weak and inflation is high.

As North African countries stabilise and investor confidence returns, there are
new opportunities for developing cooperation and partnership within the
region. Trade among North African states is still minimal, at between three to
four percent of total GDP, yet this may change, with Libya signing a trade treaty
with Morocco in 2012 and in 2014, Algeria has entered discussions with Tunisia
to offer financial support and technical assistance through its transition period.
An increasing openness to both knowledge exchange and economic
integration has clear benefits, particularly in affordable housing, as many North
African states are facing similar challenges. Measures that facilitate the supply
of land for residential developments for low income groups or promote
market-based housing finance solutions and private sector participation can
be shared and transferred between the countries of this region in order to
strengthen each individual country’s efforts.
In 2014, the outlook is uncertain for much of North Africa. Improving the
affordability of housing is a priority for governments, who have all been
assertive in preparing national housing policies and programmes, with varying
degrees of priority placed on immediate delivery needs versus long term
viability and sustainability. Yet, maintaining security in many of the countries of
the region remains the primary hurdle, before efforts toward diversifying and
opening up economies and long-term policy reforms that will support
affordable housing finance will be able to gain any traction.
Sources
African Development Bank. (2013). The African Development Bank in North
Africa: Resilient Growth and Integration.
African Economic Outlook (2014). AEO Regional Edition: North Africa.
UN-HABITAT (2012). The State of Arab Cities.
World Bank Group. (2014). Doing Business.

Most property markets in North Africa have limited international integration,
so are somewhat shielded from international financial dynamics. Morocco is the
exception, with its markets being much more open to foreign direct investment.
As a result, Morocco experienced more deeply the impact of the Global
Financial Crisis and slow-down in the Euro-zone. To help policy-makers and
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Southern African Development Community (SADC)
Overview
The Southern African Development Community (SADC) has its origins in
the Southern African Development Coordination Conference (SADCC),
which was established in 1980. In 1992, the Member States signed the
Declaration and Treaty establishing SADC as a replacement to the SADCC.
Currently SADC has 15 member states: Angola, Botswana, Democratic
Republic of Congo (DRC), Lesotho, Madagascar, Malawi, Mauritius,
Mozambique, Namibia, Seychelles, South Africa, Swaziland, United Republic of
Tanzania, Zambia and Zimbabwe. The vision of SADC is for a regional
community in which the people of Southern Africa can realise economic wellbeing, improved living standards and quality of life, freedom, social justice, peace
and security. SADC’s mission is to “promote sustainable and equitable
economic growth and socio-economic development through efficient
productive systems, deeper co-operation and integration, good governance,
and durable peace and security, so that the region emerges as a competitive
and effective player in international relations and the world economy”.
Two strategic frameworks guide SADC’s operations and provide SADC
member states with a comprehensive programme of long-term economic
and social policies. The Regional Indicative Strategic Development Plan
(RISDP) which provides a governance framework that sets standards for good
political, economic and corporate governance. The Strategic Indicative Plan for
the Organ (SIPO) focuses on the maintenance of peace and stability in the
region. A SADC Secretariat, which oversees the implementation of these
plans, is based in Gaborone, Botswana.
In 2012, it was estimated that the population in the SADC region stood at
257.7 million, DRC having the largest population of 72 million. 39 percent of
the population in the region is urbanised. According to African Economic
Outlook (2013), in Southern Africa, GDP is expected to grow by around four
percent in 2013 and to accelerate to 4.6 percent in 2014. In Angola,
Mozambique, Zambia and Botswana growth is likely to remain buoyant.
Malawi is expected to emerge from its 2012 economic crisis and return to
solid growth. From 2012 – 2014 economic growth in South Africa has been
adversely affected by heavy strikes in the mining sector and the recession in
the euro area. With improved global demand and supportive macroeconomic
policies a gradual recovery is expected for 2013 and 2014. Zimbabwe
continues to record positive growth rates of above five percent. But due to
the economic crisis with declining production levels until 2009, by the end of
2014, real GDP will still be more than a quarter lower than in 2001.
Swaziland’s economic growth continues to be the lowest in the region and in
Africa as a whole.
In 2012, Africa’s monetary authorities had to cope with emerging inflationary
pressures stemming from higher food prices and exchange rate depreciation.
The depreciation of exchange rates helped to boost exports but added to
inflation through higher import prices. At the same time, the deepening of the
crisis in Europe increased risks of a new economic downturn in Africa.
Monetary policies responded quite differently depending on the balances of
these risks. In Southern Africa, the South African Reserve Bank (SARB)
reduced interest rates to provide additional stimulus to the ailing economy,
affected by the global weaknesses and wave of strikes. Monetary conditions
were further eased by the depreciation of the exchange rate in response to
negative investor sentiments. Given the currency peg, South Africa’s monetary
and exchange rate developments also affected monetary conditions in
neighbouring Namibia, Lesotho, Swaziland, which are members of the
Common Monetary Area (CMA). Botswana, a non-CMA member, was also
indirectly affected due to its high imports from South Africa and crawling peg
exchange rate system.
Given the risk of another economic downturn due to lower global demand
several countries continue to pursue expansionary fiscal policies. But many
other countries follow fiscal consolidation strategies to ensure debt
sustainability. The fiscal policy stance in South Africa is also aimed at boosting
growth and employment. Namibia continued fiscal expansion in the
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framework of its Targeted Intervention Program for Employment and
Economic Growth (TIPEEG). Zambia’s fiscal policy supported growth by
reorienting government expenditure towards infrastructure investment. On
the revenue side the tax base was broadened, tax incentives reduced and
new taxes introduced.
By contrast, other countries such as Botswana, Zimbabwe and Malawi saw
little fiscal space or need for an expansionary policy and tightened the fiscal
stance.
Foreign direct investment (FDI) to Southern Africa is projected to recover
strongly in 2013 as a result of investment in Angola’s oil sector and South
Africa’s power sector. The sizeable off-shore gas reserves discovered recently
in Mozambique are likely to trigger significant inflows for coming decades.
Southern Africa’s economic prospects depend on global and domestic factors,
which are highly uncertain. One of the downside risks is continued weakness
of the global economy. The main channels of transmission of weaker global
growth would be lower commodity export earnings, shrinkages in export
volumes of other goods, tourism receipts, official development assistance
(ODA), FDI and worker’s remittances. According to FinMark Trust (2014),
remittances are one of the key products used by the poor to support
dependents. Cross border transfers from South Africa to other SADC
countries have been identified as some of the most expensive channels
globally.
As part of an effort towards greater regional financial integration, increased
trade and competitiveness, SADC members have been exploring the
possibility of a single currency for the region by 2018. This model system will
initially be tested on the current Common Monetary Area countries that use
the South African Rand and if successful, will be ready to be rolled out to the
rest of the SADC Member States as the region advances its integration
process.
On 12 June 2011, the Heads of State and Government of COMESA, the EAC
and SADC met and signed a declaration launching negotiations for the
establishment of the COMESA-EAC-SADC Free Trade Area (FTA). The
Common Market for COMESA-EAC-SADC comprises 26 countries with a
combined population of nearly 600 million people and a total GDP of
approximately US$1.0 trillion. The main objective of the COMESA-EACSADC Tripartite is strengthening and deepening economic integration of the
southern and eastern Africa region. This will be achieved through
harmonisation of policies and programmes across the three Regional
Economic Communities (RECs) in the areas of trade, customs and
infrastructure development.
Access to Finance
While there are intentions for regional financial integration, the 15 member
states function as independent economies with their own, independent
financial systems. As the largest economy in Africa, South Africa dominates,
with 80 percent of the region’s GDP. A number of South African lenders have
extended to other countries in the region. Standard Bank is licensed to
operate in all of the SADC countries. FNB is licensed in Botswana, Lesotho,
Namibia, Swaziland, Tanzania, Zambia and Mozambique. Absa and its
shareholder Barclay’s Bank operates in Zambia, Tanzania and other countries.
In 2011, there were 161 separate banking institutions operating in the region,
with 234 subsidiaries, thus in total there were 234 bank licenses issued in
SADC. Fifteen out of 161 banks have subsidiaries operating in more than
one jurisdiction while only eight banks have a presence in more than five
SADC countries. Select Africa, a regional housing micro lender, has its head
office in South Africa but practices in Malawi, Mauritius, Uganda, Kenya, Lesotho,
and Swaziland, and is building up operations in Tanzania and Mozambique.
The FinScope survey measures levels of financial access across countries in
Africa. According to FinScope, 63 percent of South Africans were formally
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banked in 2011 and another five percent had access to a non-bank, formal
product. In 2012, formal financial inclusion increased to 72 and 70 percent of
adults have or use formal non-banking products or services. 23 percent of the
South African population remain unbanked. South Africa has the highest levels
of financial inclusion, followed very closely by Namibia with 62 percent banked
and 31 percent excluded. Zambia has the highest level of financial exclusion,
with 63 percent of the population not served. This is followed by Tanzania (56
percent excluded), Malawi (55 percent excluded), and Zimbabwe (41 percent
excluded). Informal products are significant in Tanzania, serving almost a third
of the population, and in Zimbabwe, where they serve a quarter of the
population. In Lesotho and Botswana, formal non-bank products serve a fifth
of the population.
A deeper review of FinScope data in four countries (Botswana, Malawi,
Tanzania and Zambia) in the SADC region, showed extremely limited access
to housing finance – this is supported by the Global Findex survey which
found on average, across SADC (excluding Namibia, which was not surveyed
in the Global Findex survey), only 2.74 percent of adults over the age of 15
had an outstanding loan to purchase a home. The percentage was higher in
urban areas, with 4.13 percent of adults having a loan to purchase a home.

data suggests that 69 percent of household heads in Botswana live in what
appear to be inadequate dwellings. In Malawi, the figure is 90 percent; in
Tanzania, 80 percent; and in Zambia, 85 percent.
The majority of the people in the SADC region cannot afford to access a
loan from the current financial institutions. According to FinScope, an
estimated 62 percent, 95 percent, 74 and 97 percent of the people in
Botswana, Malawi, Tanzania and Zambia respectively cannot afford a loan for
housing purposes. The levels of affordability in Angola, DRC, Lesotho,
Madagascar, Seychelles, Swaziland and Zimbabwe are also quite low.
According to a Finmark Survey (2013), the prices of the cheapest newly
built houses by a private developer in the SADC region range from about
US$12 000 in Zimbabwe to US$24 480 in South Africa, US$28 000 in
Namibia, and US$60 000 in Malawi. At US$68 363, an entry level house
available in Zambia was among the most expensive found last year. In
Mauritius and the Seychelles, housing affordability and access to quality housing
is much better, although it is worth noting that even in those markets, formal
housing supply is targeted at the upper income, even expat populations
seeking housing.
Housing supply

Loans for home construction are more popular: across the region, on average
5.2 percent of adults in each country have a loan outstanding for home
construction and in urban areas, the average increases to six percent. In 2013
the Bank of Tanzania produced a report that showed that by the end of that
year, 19 lenders were offering mortgage products in that country. Still,
Tanzania’s mortgage sector only comprises of 2 784 loans in total. South
Africa and Namibia remain the market leaders for SADC and Sub-Saharan
Africa. Of course, housing loans require a certain level of income that
precludes the majority from qualifying. Further, adults with affordability but
whose income is irregular or seasonal, also struggle to access housing finance
products. In these cases, housing microfinance is becoming increasingly
important – something that some lenders are beginning to champion.
The SADC Banking Association, which was established in 1998, aims to
coordinate banking related activities throughout the region to ensure
acceleration of development. The advanced financial system in South Africa
has been identified as playing a pivotal role in strengthening the region’s
financial system. Due to South Africa’s role in the region, the country has
been given the responsibility to manage the SADC sub-committees that deal
with regional integration of the financial sector. Furthermore, the SADC
Protocol on Finance and Investment (FIP) remains the key instrument to
facilitate regional integration and aims at making the SADC region an attractive
destination for FDI and regional investment. In this regard the harmonisation
of tax policies, macroeconomic convergence in the region, liberalisation of
capital and current accounts as well as harmonisation of the Central Bank’s
policies amongst other issues.
The credit information infrastructure in the region is developing. A study
undertaken in 2011 found that nine SADC Member States had either a
private or public credit register that reports both positive and negative credit
data on firms and individuals. South Africa’s and Zambia’s regulatory
framework is the most developed, while Angola and Mauritius have fairly well
structured regulatory standards under the central bank in those countries.
Madagascar, the Seychelles and the DRC have neither private nor public
registries in place – although the DRC does have a manual public register that
works inefficiently. Namibia and Swaziland both have private sector credit
bureaus in operation and both have draft bills in place to license and regulate
these entities. Both Malawi and Tanzania are in the process of establishing
regulated credit sectors: both have passed a Credit Reference Bureau Act.
Lesotho and Mozambique are also working towards this goal, investigating
ways to set up regulatory frameworks.
Affordability
While GDP per capita in the region has been growing, levels of inequality
remain high. South Africa and Namibia have some of the most unequal
economies in the world. Angola, Lesotho, Botswana and Zambia are not far
behind. Many people within the region live in inadequate housing. FinScope

Housing supply within the SADC region is largely insufficient, and as is the
case across the rest of the continent, the majority of households meet their
housing needs independently, building incrementally. This approach is more
difficult in urban areas, however, where access to serviced land with secure
tenure is a challenge – and as a result, many cities in the region are seeing the
development of informal settlements. Efforts to address this in South Africa,
Namibia, Botswana, and Tanzania have made progress but have not stemmed
the tide. Indeed, even in South Africa, where the government has built and
given away an estimated 2.68 million housing units to qualifying beneficiaries,
the housing backlog remains at an estimated 2.3 million households, and an
estimated 1.6 million households still live in urban informal settlements.
According to International Housing Solutions, governments in SADC often
focus on the poorest segments of the population while most private sector
builders focus on the luxury end of the market, creating what is known as the
“missing middle”. The key challenge facing all countries in the region is how
to promote affordable housing delivery by the private sector, such that the
state can focus on the poorest segments of society. South Africa’s housing
subsidy, which in terms of household income eligibility, is targeted at 60 percent
of the population, is not sustainable in the long term. In recent years, the
cost of the subsidised house, which is given away for free to qualifying
beneficiaries who earn less than ZAR3 500 (US$309) a month and have
dependents, is estimated to be between ZAR150 000 – ZAR200 000
(US$13 250 – US$17 668). If this house were constructed just for the 2.3
million households estimated to comprise the national housing backlog, this would
require a total state investment of above ZAR315 billion – ZAR420 billion
(US$27.8 billion – US$37.1 billion). Even in a country as rich as South Africa,
and even if spread over a longer period of time, this is not a sustainable
proposition, and it creates all sorts of unintended distortions in the property
market that undermine the capacity even of lower-middle income earners to
meet their own housing needs. Lower-middle and middle income earners in
the region need to be able to engage in the housing market in an affordable
way, purchasing a stand or an entry level, basic unit.
In a number of countries in the region, state-owned or supported housing
delivery entities have a mandate to work explicitly in the low-middle income
target market. The Botswana Housing Corporation is the main housing
developer in that country, and there are similar corporations in Lesotho and
Swaziland. In Tanzania, the National Housing Corporation has recently been
given a new mandate to accelerate affordable housing delivery. This is also the
case in Namibia, where the National Housing Enterprise has seen its mandate
extended in line with the TIPEEG.
In the housing supply sector, a number of South African firms are also
exploring opportunities north of their borders, some in the SADC region.
Basil Read, the developer for South Africa’s Cosmo City (a mixed income,
mixed use settlement with approximately 12 300 units north of
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Johannesburg), has an international development arm, and Old Mutual’s
Housing Impact Fund has also been exploring opportunities. Furthermore,
JSE-listed residential property developer, Calgro M3, has been awarded a tender
and committed ZAR812 million (US$71.7 million) to supply 1 000 low cost
houses in Namibia.
In 2014, the IFC, World Bank and the National Housing Corporation of South
Africa announced investments of more than US$63 million in International
Housing Solutions IHS Fund II, which will support the development of
affordable housing in South Africa and Sub-Saharan Africa (especially Southern
Africa). IHS Fund II expects to secure more than US$300 million in funding
commitments to invest in multi-unit and stand-alone housing developments in
South Africa and Ghana, and possibly other target markets under the right
conditions. Markets under consideration include Zambia, Botswana, Namibia
and Mauritius. Under IHS’s first fund, the SA Workforce Housing Fund enabled
the development of more than 28 000 units with a combined value of more
than US$803 million.
Policy and regulation
A key issue of focus for SADC Member States in the past few years has been
the Finance and Investment Protocol, which was entered into by the SADC
Member States to give legal and practical effect to their commitments under
the SADC Treaty. It was signed in August 2006, and has two overarching
objectives. First, it seeks to improve the investment climate in each Member
State; thereby catalysing foreign and intra-regional investment flows. And
second, it seeks to enhance cooperation, coordination and harmonisation in
domestic financial sectors in the region.
The implementation of the FIP has been rather slow going – by 2011 only
seven Member States had implemented over 50 percent of their country
commitments under the protocol. When it comes to actual regional
integration, only 14.3 percent of commitments have been achieved. More
recently, however, with support from the FinMark Trust and other players such
as the GIZ, the implementation of the FIP has been receiving increasing
attention particularly in the areas of retail payment systems, harmonisation of
insurance regulations and improving credit information sharing across the
region.
Housing policy across the region is at various stages of implementation. South
Africa has a highly developed policy, as its promotion of a subsidised housing
delivery programme is a cornerstone of the ruling party’s development strategy.
In 2004, ten years after it was first developed, the national housing policy was
amended to broaden the focus from housing provision to human settlements;
and Cabinet approved the Comprehensive Plan for the Development of
Integrated Sustainable Human Settlements, popularly known as Breaking New
Ground (BNG). BNG was then incorporated into the broader National
Development Plan which is the blueprint for the nation’s ambitions to eliminate
poverty and reduce inequality by 2030. One of the affordable housing activities
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recommended by the NDP is to “conduct a comprehensive review of the grant
and subsidy regime for housing with a view to ensure diversity in product and
finance options that would allow for more household choice and greater
spatial mix and flexibility. This should include a focused strategy on the housing
gap market, involving banks, subsidies and employer housing schemes”.
Therefore, it is evident that a key development over the past 20 years is that
the narrow, simplistic one-size-fits-all public housing focus has become and will
become more flexible and pragmatic. Currently, 17 new subsidy programmes
have been instituted, allowing citizens to actively engage with a range of
different programme activities to improve their living conditions. These
programmes include subsidies to upgrade informal settlements, subsidies for
people who want to build for themselves (including through the People’s
Housing Process programme), subsidised for improving the integration of
settlements, subsidies for rural housing, and support for rental and social
housing.
In January 2014, South African Human Settlements Minister, Connie September,
delivered a White Paper on housing finance and urban development to her
SADC counterparts at a meeting in Zambia. The paper was intended to take
stock of the South African Human Settlements Financing Framework and to
attempt to address some of the remaining challenges such as spatial
fragmentation, inequality, poverty and providing social and economic redress.
In other countries, policy developments are also underway. In Zambia, a draft
housing policy is being considered by the national government. Housing
features strongly in Mozambique’s five year strategy (2010 – 2014), and is also
a key area of focus in Tanzania, especially given the World Bank initiative with
the Bank of Tanzania to promote housing finance markets in the country.
Malawi originally drafted a National Housing Policy in 2007, which is still under
review. The policy advocates for broad access to housing for all,
decentralisation, improving urban land markets, upgrading informal settlements
and improving the quality of rural settlements. Resolution with respect to this
policy is expected soon. UN Habitat has also recently published overviews of
housing in Zambia and Zimbabwe. The policy flux in many countries
undermines investment especially by international or regional housing
developers and financiers who are seeking new markets. National
governments would do well to promote a clearer housing approach in their
countries to facilitate the attention of this potential capacity.
Property market and opportunities
In the World Bank’s 2014 Doing Business Report only four out of the 15
countries improved their position in the Doing Business ranking, namely
Botswana, Mozambique, Seychelles and South Africa. The region recognises
the work that it still needs to accomplish in reducing poverty and developing
equal opportunities for all. In 2012, the Regional Infrastructure Development
Master Plan Vision 2027 was adopted in Mozambique. The plan aims to act as
a blueprint guide to the implementation of cross-border infrastructure projects
over the next 15 years.

Africa Housing Finance Yearbook 2014

DB Ranking

Starting a business
(Days)

Construction
permits (Days)

Registering
property (Days)

Getting credit
Rank

Angola

179

66

204

191

130

Botswana

56

60

111

15

73

DRC

183

31

117

49

159

Lesotho

136

29

330

43

159

Malawi

171

40

183

69

130

Mauritius

20

6

248

15

42

Mozambique

139

13

130

39

130

Namibia

98

66

123

54

55

Seychelles

80

39

125

33

170

South Africa

41

19

78

23

28

Swaziland

123

38

95

21

55

Tanzania

145

26

206

68

130

Zambia

83

6.5

124

45

13

Zimbabwe

170

90

496

36

109

SADC Investment Promotion Agencies are responsible for the promotion of foreign direct investment in their respective countries
Angola

Angolan Agency for Private Investment

Botswana

Botswana Investment & Trade Centre (which is the merged entity between IFSC and BEDIA)

DRC

National Agency for Investment Promotion

Lesotho

Lesotho National Development Corporation

Malawi

Malawi Investment Promotion Agency

Mauritius

Board of Investment

Mozambique

Investment Promotion Centre

Namibia

Ministry of Trade and Industry

Seychelles

Seychelles Investment Bureau

South Africa

Department of Trade and Industry

Swaziland

Swaziland Investment Promotion Authority

Tanzania

Tanzania Investment Centre

Zambia

Zambia Development Agency

Zimbabwe

Zimbabwe Investment Agency

In general, member states have been undergoing policy reforms and the
refinement of investment processes, which have improved their respective
business environments such as establishing investment promotion agencies,
improving investor protection and increasing the transparency of investment
codes and policies. There is evidence that investment competition among
member states remains high, and so there has been difficulty in gaining
consensus on regional investment policy framework. Member states are
reluctant to harmonise where this impacts their ability to compete and where
it is not in the national interest to do so.
Sources
African Economic Outlook (2013).Regional Edition / Southern Africa, 2013.
AfDB, OECD, UNDP, ECA
Demirguc-Kunt, Asli and Klapper, Leora (2012). Measuring Financial Inclusion:
The Global Findex. World Bank Policy Research WP 6025.
Finmark Trust (2014). 2014 Annual Report.
Genesis Analytics (updated) RFI Study commissioned by FMT
McKeever, K., (2008) Regional Institutions and Social Development in Southern
Africa, , Annual Review of Sociology, 34:453–73 accessed 20 May 2012.
Microfinance and Poverty Reduction in the SADC Region, 2008, accessed from:
www.docstoc.com/docs/36476656/Microfinance-and-Poverty-Reduction-inthe-SADC-Region-SUMMARY, date 25 May 2012

Regional Economic Performance in 2011 and Medium-term Prospects, TIFI
Directorate, 2012, accessed from:
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The West African Economic and Monetary Union WAEMU (UEMOA)
Overview
The West African Economic and Monetary Union (Union Economique et
Monétaire Ouest Africaine, UEMOA) is a regional organisation of eight West
African countries (Benin, Burkina Faso, Cote d’Ivoire, Guinea Bissau, Mali, Niger,
Senegal and Togo). They share the same money, West African francs (CFA
Francs), monetary policies, and French as an official language. The objective of
the union is to promote regional economic integration and create a common
market. Benin, Cote d’Ivoire, Guinea Bissau, Senegal and Togo are on the coast
of West Africa whereas Burkina Faso, Mali and Niger are landlocked countries.
The climate ranges from warm and humid on the southern coast to dry and
hot in the semi-arid countries. The economy is predominantly agricultural.
Cocoa, coffee, timber, cotton, onions, sesame seeds, and Arabic gum are among
the cash crops produced and exported by the union. Cote d’Ivoire, which
represents the largest economy of the union, has some manufacturing activities.
On average, the populations of the coastal countries mostly live in the urban
areas, compared to the landlocked countries where the population is primarily
rural. UN-Habitat estimates that Senegal has the highest urbanisation rate of
the union. Political stability has improved in some member countries. Niger
elected a new president in 2011 after one year of military transitional regimes.
Cote d’Ivoire also elected a new president in 2011, after social conflict and a
political crisis. Senegal elected a new president in 2012 in accordance with
the constitution after an attempt by the outgoing president to modify the
constitution and remain in power. On 18 May 2014, Jose Mario Vaz was elected
president of Guinea Bissau after a political transition. In 2013, Mali elected a
new president although the political situation is still precarious due to the
presence of some terrorist groups in the northern part of the country.
Access to finance
The formal financial system is developing and the banking system is
concentrated in three or five commercial banks in the majority of the countries.
Although financing entrepreneurial activities and housing remain challenging,
many programmes promote the banking system in the union. Banque Centrale
des Etats de l’Afrique de l’Ouest (BCEAO) is a unique central bank for the
eight countries and governs the financial institutions across the union. The
BCEAO headquarters are in Dakar, Senegal, and each country has a national
agency. In the last decade, most countries in the region witnessed an increase
in the number of commercial banks and microfinance institutions operating.
The housing finance market in UEMOA countries is under-developed. Few
long-term mortgage vehicles exist and in most cases belong to government.
Only a few of the member countries have mortgage banks, among which are
Banque de l’habitat du Bénin, created in 2003 with operations starting in 2004;
Banque de l’Habitat du Burkina Faso, created and with operations starting in
2005; Banque de l’Habitat de Côte d’Ivoire, created in 1994; Banque de
l’Habitat du Mali created in 1996; Banque de l’Habitat du Niger created in 2010
and not yet operating; and Banque de l’Habitat du Senegal created and
operating since 1979.
A regional mortgage institution, Caisse Regional de Refinancement
Hypothecaire-UEMOA (CRRH-UEMOA), was created in 2010 as a result of
efforts deployed by the BCEAO, BOAD and Conseil Regional de l’epargne
publique et des marches financiers (Crepmf). The mission of the new institution
is to promote easy access to long-term financing to commercial banks (its
members) to enable them to finance housing loans. The total capital of CRRH–
UEMOA is CFA Francs 3 426 million, 60 percent of which belongs to financial
institutions of the union, 15 percent to Shelter Afrique and 25 percent to
BOAD. The CRRH headquarters are in Lome, Togo. The new regional
institution goal is to promote mortgage development urgently needed in the
UEMOA countries.
CRRH-UEMOA, as expected, is reinforcing the capacity of commercial banks,
unleashing construction activities, fostering housing development, generating
investments, employment opportunities and raising incomes, as currently
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illustrated by the number of members’ banks (shareholders), now 46, its success
in the regional stock exchange, and the projects financed.
The governments of all the member states are promoting housing finance
further, through different mechanisms. Among these are the establishment of
mortgage banks and housing development agencies, and fiscal incentives for
private companies and developers. Some commercial banks, members of
CRRH are now promoting housing loans to individuals.
Affordability
In spite of the economic growth of the union, affordability is still a challenge and
depends on each country’s economic environment. In most cases the majority
of the population who lives with less than US$2 a day has little or no capacity
to finance their homes. To address these affordability realities, some initiatives
are being implemented, among which is the creation of the regional mortgage
funds CRRH and other plans to secure funds at competitive prices in the
financial markets. In spite of the different programmes there is a need to
support the private sector to develop affordable housing finance appropriate
to the income of the majority in the UEMOA countries.
Housing supply
Housing supply is still dominated by incremental, self-construction and informal
entrepreneurs. Some of the upper-middle class use the services of government
housing development agencies and to some extent private developers. The
very poor live in slums.
The housing supply is insufficient to meet the demand in all of the UEMOA
countries. The population growth rates of the eight countries are among the
highest in the world and the rate of urbanisation is growing in all of the
members of the union. To face this challenge, some of the presidents have
established ambitious housing programmes as part of their presidential
campaigns. Alhassan Ouattara of Cote d’Ivoire has a programme of 50 000
houses for five years at a rate of 10 000 houses a year; Issoufou Mahamadou
of Niger has promised more than 40 000 houses all over Niger. Cote d’Ivoire
started implementing its programme on 9 January 2012 by laying the
foundation of 2 000 social houses in Youpogon and Riveria, among the most
popular streets in the capital. Out of the 50 000 units of affordable homes
promised by President Alhassan Ouattara of Cote d’Ivoire only a few have
been supplied. To accelerate the process and meet the deadline of 2015, the
government is mobilising all stakeholders; the same is true for President
Issoufou Mohamadou of Niger.
Also, as a result of the union’s economic growth, and the support of CRRH,
most commercial banks of the union and private developers have different
housing schemes. The impact cannot be measured as there has been little or
no delivery up till June 2014.
The governments of the union are focusing their efforts in improving the
business environment and sourcing foreign investment to develop urban
infrastructure and housing. To this end the UEMOA is initiating a series of
investment forums to source diversified investors. It is expected that the result
of the efforts and the success of CRRH will favour the emergence of mortgage
activities and boost housing supply across the union.
Property market and opportunities
The UEMOA countries are witnessing some social and economic changes due
primarily to the economic boom and political reforms. The economic boom
itself is due to economic reforms, the demand for natural resources, and the
development of infrastructure such as roads and telecommunication, which
facilitate improved access to rural areas. As a result, there is high demand for
land and properties. Political reforms such as decentralisation, high demand for
land, and development of roads is accelerating the urbanisation of villages
around the capital and other internal cities. Today there is an emergence of
new cities in all countries in the union.
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The economic boom is positively affecting the UEMOA countries and the GDP
growth rate is improving. The different development programmes, such as
urban infrastructure, electrification of new cities and rural areas, housing as well
as the rate of urbanisation and the population growth rate (both high), are
indicators of opportunities for the housing finance and housing development
sectors, especially in the low income bracket.
Policy and regulation

regional study of the different regulations concerning full ownership right in all
its member countries with a view to proposing a unique document recognised
and accepted by all the member states.
The World Bank’s 2014 Doing Business Report indicates that some difficulties
persist. The difficulties encountered will hopefully be addressed by Sheida, the
land and registration reform system adopted by the union in 2006 to simplify
the process of obtaining full ownership title.

There have been reforms in land administration, but the registration of
properties to obtain full ownership rights – Titre Foncier – remains a challenge
in all UEMOA countries. The CRRH-UEMOA has proposed to undertake a

World Bank’s 2014 Doing Business Report: Rankings (out of 189 countries)
Ease of doing business
(Rank)

Construction permits
(no of days)

Registering Property ranking

Burkina Faso

154

60

123

Mali

155

113

99

Togo

157

114

159

Cote d’Ivoire

167

162

127

Benin

174

95

137

Niger

176

164

80

Senegal

178

165

174

Guinea Bissau

180

119

170

Countries

World Bank’s 2014 Doing Business Report: Dealing with construction, number of days and number of procedures
Countries

Construction Permits ranking

Number of days

Number of Procedures

Burkina Faso

60

98

12

Benin

95

188

11

Mali

113

179

11

Togo

114

155

12

Guinea Bissau

119

152

12

Côte d’Ivoire

162

364

12

Niger

164

326

12

Senegal

165

245

14

World Bank’s 2014 Doing Business Report: Registering property, Number of days and Cost (% of property value)
Countries

Registering Property ranking

Number of days

Cost (% of property value)

Niger

80

35

9

Mali

99

29

12

Burkina Faso

123

67

12.3

Côte d’Ivoire

127

42

10.8

Benin

137

120

11.7

Togo

159

295

11.4

Guinea Bissau

170

51

10.6

Senegal

174

122

15.2
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Socioeconomic data

Benin

Burkina
Faso

Cote D'
Ivoire

Guinea
Bissau

Mali

Niger

Senegal

Togo

Exchange Rate:
1 US$ = BCEAO

499.85
CFA Francs

499.85
CFA Francs

499.85
CFA Francs

499.85
CFA Francs

499.85
CFA Francs

499.85
CFA Francs

499.85
CFA Francs

499.85
CFA Francs

Main urban Centre

Porto-Novo Ouagadougou
Abidjan
(capital),
(capital),
(capital),
Cotonou
Bobo
Yamusokoro
Parakou
korogho

Bissau
(capital),
Bafata

Bamako
(capital),
Sikasso

Niamey
(capital),
Zinder

Dakar
(capital),
St Louis

Lome
(capital),
Namakara

Population (‘000)
UN – AfDB or Official Estimate

10 323

16 935

20 316

1 704

15 302

17 831

14 133

6 817

Population growth rate
(2005 – 2013)

2.7

2.8

2.4

2.4

3.0

3.91

2.9

2.6

Urban population
(percent of total)

46.2

28.2

52.8

45.3

36.2

18.3

43.1

39.0

1 582.8

1 513

2 039.2

1 192.4

1 214.5

664.8

1 944

1 051

4.9

7

9.1

2.8

6.7

6.0

4.8

6.0

HDI value 2014

0.388

0.476

0.452

.396

0.407

0.337

0.485

0.473

HDI rank 2014

181

165

171

177

176

187

163

166

Unemployment rate

0,70
(2002)

2,40
(1998)

4.1
(1998)

Not available

8.8
(2004)

1.46
(2001)

10
(2006)

Not available

Population less than US$2 a day
(2013)

75.38
(2003)

72.56
(2009)

46.34
(2008)

77.96
(2002)

78.66
(2010)

75.23
(2010)

60.36
(2005)

69.31
(2006)

Population below national
poverty line (2002 – 2009)

37.4
(2007)

46.7
(2009)

42.7
(2008)

64.7
(2002)

47.4
(2006)

59.9
(2007)

50.8
(2005)

61.7
(2006)

Central bank discount rate
(percent) 4Q2013 NI/4T2013

3.50

3.50

3.50

3.50

3.50

3.50

3.50

3.50

Deposit interest rate
4Q2013 BCEAO NI/4T2013

2.5

2.5

2.5

2.5

2.5

2.5

2.5

2.5

Credit percent of GDP (2012)

24

22.1

18.3

14

20.9

14.9

29.6

29.9

GDP per capita PPP current
INT$
GDP growth rate percent
(real, 2014)

Sources

Websites

AfDB, OECD, UNDP, UNECA (2013). African Economic Outlook 2013
African Economic Outlook 2014
Capital Finance (2012). Housing Project Capital Finance, Niger 2012.
CIA (2013). The World Factbook.
Economic Commission for Africa (2013). African Statistics Pocketbook 2013.
l'Institut National de la Statistique (INS-Niger) (2010). La Population du Niger
en 2011
INS-Niger (2011). Bulletin Trimestriel de Statistiques Premier Trimestre 2011.
UN-Habitat (2007). Profil Urbain National du Niger 2007.
UN-Habitat (2007. Profil Urbain de Ouagadougou 2007.
UN-Habitat (2008). Profil Urbain National du Sénégal 2008.
UNDP (2014). Human Development Report 2014. Statistical Index.
World Bank Data
World Bank (2014). Doing Business 2014
World Bank and IMF (2010). Niger Financial Sector Assessment Programme
April 2010.

www.unhabitat.org
www.data.worldbank.org
www.undp.org
www.cia.gov
www.bhci.ci
www.bhs.sn
www.bhm-sa.com
www.francesenegalimmo.com
www.bhb.bj
www.bceao.int
www.africaneconomicoutlook.org
www.afdb.org
www.uneca.org
www.lesoleil.sn
www.imf.org
www.oecd.org
www.wikipedia.org
www.seneweb.com
www.leral.net
www.ccrhuemoa.org
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Microfinance + Affordable Housing

THE ROLE OF PLANET FINANCE AND CURRENT ACTIVITIES IN HOUSING FINANCE:

PlaNet Finance (PF) together with various partners continue to make breakthroughs in terms
of research and the provision of

technical assistance in the microfinance and housing

finance space. PF provides support and services towards the development of

housing

microfinance including:
• Conducting market feasibility studies and preparing business plans for affordable housing
finance programmes
• Developing or refining affordable housing finance products based on a thorough market
needs assessment to ensure that customer needs are met
• Developing or refining non-financial services and products that support the development
of affordable housing finance
• Identifying alternative low cost building technologies
• Providing technical assistance to MFIs and other financial institutions to develop internal
capacity for the introduction of affordable housing finance products
• Organising awareness raising and marketing events on best practise in Affordable
Housing Finance
• Providing training and mentoring to staff of financial institutions involved in low cost
housing

FOCUS PROJECTS OF PLANET FINANCE AND IT’S VARIOUS PARTNERS

PlaNet Finance together with CAHF and
FinMark Trust carried out a housing finance
scoping study in Zambia in 2012. The study
provides a basis for financial institutions such
as MFIs and Banks to begin exploring relevant
models. PlaNet Finance is available to conduct
market research to inform and support
strategy, business planning and product
design in different markets.

Contact us: bchongo@planetfinance.org
www.planetfinancegroup.org

PlaNet Finance worked with MicroCred in
Nigeria to conduct market research and
product development for home improvement
loans. A pilot phase is currently underway.
THE KUYASA FUND is a
pioneering Housing
Microfinance Institution that
uses microfinance as a tool to
improve housing conditions.
PlaNet Finance worked with the Kuyasa
Fund to strengthen the core backend and
head office systems to position the MFI for
its branch expansion.
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FINANCIER | FACILITATOR | INNOVATOR

Making housing finance accessible and affordable
for the low-to-middle income housing market.

FAIRVIEW LINK, PORT ELIZABETH

Our Vision
To be the leader in the development of the low-to-middle income housing market.
Our Mission
To provide innovative and affordable housing finance solutions to the low-to-middle income housing market.
What we do
We make housing finance accessible and affordable to the gap and affordable housing market.
The NHFC achieves its mandate through the facilitation and provision of wholesale financing for various
housing tenure for households, depending on their affordability, being:
• Rental housing
• Home ownership through mortgage loan finance; and
• Incremental housing.

Web: www.nhfc.co.za | Email: info@nhfc.co.za | Tel: (27)11 644 9800

‘Making financial markets work for the poor’
for over a decade by
n Identifying systemic constraints and opportunities for inclusive growth
n Facilitating and catalysing the next generation of development around
access to financial services
n Harnessing the power of markets to provide goods and services to poor
households on a sustainable basis

Evolution of FinMark Trust since 2002 and way forward
2015 – 2020
CURRENT
2010 – 2015

Making financial
inclusion happen
in Southern Africa
and beyond

2005 – 2010
2002 – 2005

Identification of key
obstacles for financial
services to reach the
low income population
in South Africa

Support pro-access
policy change and
commercial innovation
within and outside
South Africa

Beyond 2015

Focus on regional
financial integration
within SADC

SADC to global

n FinMark Trust footprint

Programme and theme structure
Payments
and distribution
channels

Extending the benefits of financial inclusion
Information
and research
(FinScope)

Credit for
development

Enable, facilitate and identify changes to promote financial inclusion

Regional
financial
integration and
Financial
inclusion

Utilise lessons learnt to frame the regional agenda
Data facility:
Clients at the
centre

Responsible
finance

Take financial inclusion agendas from commitment to action

Prioritise research and expertise to shape debate around financial inclusion
Inform decision-making for pro-poor growth and development

Managing
risk

Tel: +27 11 315 9197 | Fax +27 86 518 3579 | www.finmark.org.za | www.finScope.co.za

Financing Af
Affordable
fordable
Housing in 44 Af
rican
African
countries for over 30
years
US$50 million
Shelter Afrique funds raised from African
capital markets and International markets
into affordable housing

US$60 million
The cumulative value of loan approvals

:HRIIHUDIXOOVXLWHRIKRXVLQJÀQDQFH
:HRIIHUDIXOOVXLWHRIKRXVLQJÀQDQFH
VVROXWLRQVLQFOXGLQJFRQVWUXFWLRQORDQV
ROXWLRQVLQFOXGLQJFRQVWUXFWLRQORDQV
H
TXLW\LQYHVWPHQWMRLQWYHQWXUHWUDGH
HTXLW\LQYHVWPHQWMRLQWYHQWXUHWUDGH
D
QGHTXLSPHQWÀQDQFHDQGOLQHVRI
DQGHTXLSPHQWÀQDQFHDQGOLQHVRI
F
UHGLW,QWKHQH[W\HDUVZHZLOOLQYHVW
FUHGLW,QWKHQH[W\HDUVZHZLOOLQYHVW
R
YHU86EQRIÀQDQFLQJIRUKRXVLQJ
RYHU86EQRIÀQDQFLQJIRUKRXVLQJ
S
URMHFWVDFURVV$IULFDDQGZHOFRPH
SURMHFWVDFURVV$IULFDDQGZHOFRPH
UUHTXHVWVIRUÀQDQFLQJDQGSDUWQHUVKLSV
HTXHVWVIRUÀQDQFLQJDQGSDUWQHUVKLSV
IIURPÀQDQFLDOLQVWLWXWLRQVGHYHORSHUV
URPÀQDQFLDOLQVWLWXWLRQVGHYHORSHUV
K
RXVLQJDJHQFLHVPRUWJDJHSURYLGHUV
KRXVLQJDJHQFLHVPRUWJDJHSURYLGHUV
D
QGKRXVLQJFRRSHUDWLYHV
DQGKRXVLQJFRRSHUDWLYHV
&
RQWDFW
&RQWDFW
www.shelterafrique.org
info@shelterafrique.org
+254 204978000

The IFC supports the growth of the private sector
in Africa with investments and advisory services.
In 2014, the IFC supported investments in
n Burkina Faso: advisory services with Banque de l’Habitat de Burkina Faso. Under this programme, IFC will
help BHBF to strengthen risk management and governance practices.
n Nigeria: equity investment of up to US$3,75 million in Nigeria Mortgage Reﬁnance Company, and advisory
services of US$168,322 to support the NMRC’s efforts to develop and promulgate acceptable mortgage loans.
n Tanzania: equity investment in M Mortgage Finance Limited, a greenﬁeld mortgage ﬁnance bank being set
up in partnership with Bank M Tanzania limited, HFDC Ltd India, and prominent local investors. This will be
the ﬁrst specialized mortgage lender in Tanzania.
n Sub-Saharan Africa: IFC is partnering with CITIC Construction Company to facilitate the development of
affordable housing projects in Sub-Saharan Africa.

IFC is pleased to support the
fifth edition of the Africa
Housing Finance Yearbook,
written and published by the
Centre for Affordable Housing
Finance in Africa.

The Financial Sector Deepening-Mozambique (FSDMoç) is a 5 year (2014 – 2019)
development finance project funded by the UK Government – DFID. It aims at improving
access to financial services for Small and Medium Enterprises (SMEs), small holder
farmers and households.
Our Vision
FSDMoç envision a dynamic financial sector offering quality services that enable resilience and economic
empowerment for all Mozambicans.
Our mission
Identify and partner with key market stakeholders, offering those targeted investments and insights to unleash the
potential of the financial sector to improve financial inclusion.
Our approach – facilitation role
As a facilitator, FSDMoç will partner with financial sector service providers (banks, mobile, insurance, MFIs, private
equity funds, impact investors), as well as business to develop innovative financial services for Mozambique SMEs,
low income households, rural population and along the resource value chain, to catalyse a market response to
financing business and providing a broad range financial retail services to consumers as a way of broadening and
deepening the financial sector in Mozambique.
FSDMoç – Investindo em Inclusão Financeira
Phone (office): +258 21 485 955
Av Armando Tivane nr 849
Maputo, Mozambique

ALTERNATIVE
AL
LTERNA
T
ATIVE
T
INVESTMENTS

INFRASTRUCTURE
RASTRUCTURE | PRIV
PRIVATE
VATE
T EQUITY | DEVELOPMENT
DEVELOPMENT
T IMPACT
IMP
PACT
A

CHANGING THE LANDSCAPE
ONE F
A
AMILLY A
T A TIM
E
ONE
FAMILY
AT
TIME
Our goal is simple, to deliver good investment returns with a powerful social impact.
The Housing Impact Fund South Africa (HIFSA) aims to help ﬁll the gap in the market between
government-provided housing and those who have access to bank ﬁnance. This Fund ﬁnances
the construction of “affordable” homes for sale and rent, as well as providing housing loans
and rental accommodation for families and students.
Over its lifetime the Fund plans to deliver 67 380 affordable homes. In addition, it has already
provided 6 335 rental accommodation units and 4 981 students with accommodation.
HIFSA is managed by Old Mutual Alternative Investments, one of the largest alternative
investment managers in Africa with US$5 billion assets under management. We manage
investments in private equityy, infrastructure
infrastructu and a range of development impact funds.
For more infor
information
mation on our funds, please call Sbusiso Kumalo at +27 (0)72 984 517
5172
2
or visit www
www.oldmutualalternatives.com
w.oldmutualalter
.
natives.com

SAHF

This is a Rand denominated fund. Figures as at 30 September 2014.
Old Mutual Alternative Investments (Pty) Ltd (Reg No 2013/113833/07) (FSP 45255) is a licensed ﬁnancial ser vices
v
providerr, approved by the Registrar of Financial Ser vices
v
Providers
(www.fsb.co.za) to provide advisor y and/or intermediary services in terms of the Financial Advisor y and Intermediary Ser vices Act 37, 2002. Old Mutual Alternative Investments (Pty) Ltd
is a wholly owned subsidiar y of Old Mutual Investment Group Holdings (Pty
(Pty) Limited.
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Housing in sub-Saharan African is needed on a
mass scale.
To facilitate this, housing finance products must be delivered in a financially
viable manner and cater for a range of household types and needs.
However, there are no silver bullets to providing affordable housing
finance in the region. As a result, the HFCSSA provides an in-depth and
systemic understanding of the elements of a housing finance system and
how these need to work together to deliver an array of suitable products,
such as mortgages, pension-backed finance, installment sale finance and
housing micro-finance, to deliver housing at scale.

4–10 October 2015

VENUE: UCT Graduate School of Business, Cape Town
INFORMA
AT
TION & APPLICA
AT
TIONS:
For morre information please contact our Exec Ed department
ntrre on 0860 UCT GSB
through the GSB call centr
or email execed@gsb.uct.ac.za
www.gsb.uct.ac.za/housing

“Mobilising funds for shelter and housing in Africa”

Citymark is a tool designed to stimulate investment in the affordable property
market. Merging deeds registry and census data on a cutting edge business
intelligence platform, Citymark allows investors, lenders, developers and public
sector ofﬁcials explore new ways of understanding affordable housing markets at
the local level across major municipalities in South Africa.

The African Union for Housing Finance is an association of mortgage banks,
building societies, housing corporations and other entities involved in the
mobilisation of finances for the development of shelter and housing on the
African continent. It is a non-governmental association and is present in
some seventeen countries across Africa.
The benefits of membership are:
n association with other African housing finance players
n a monthly update of housing finance news on the African continent
n networking opportunities
n capacity building and knowledge sharing
n discounted attendance to conferences, workshops and courses
n the opportunity to direct research commissioned by the AUHF

The AUHF is proud to be associated with CAHF, which acts as its Secretariat.
For more information on the AUHF, visit www.auhf.co.za

Citymark has developed three tools to better understand local housing markets:
n Housing Performance Index – measuring and comparing a basket of local,
key market indicators to the city, allows the growth of housing markets to be
measured relative to local conditions over time, across all cities;
n Affordability and the housing gap – newly released census data at the local
level makes it possible to consider housing affordability relative to local
income, to quantify local housing gaps, and get a better sense of real
affordability; and,
n Equity Leverage – measuring and unlocking the levels of equity in affordable
housing markets can help close the affordability gap, which in upper income
markets is the most common way households move up the housing
continuum.
For more information, contact
Adelaide Steedley on
adelaide@housingﬁnanceafrica.org or visit
www.housingﬁnanceafrica.org/citymark

Citymark is a programme of the

FSDA is pleased to
support CAHF in its
work in promoting
housing finance in
Africa.
Based in Nairobi, FSD Africa is a DFID-funded
financial sector development agency (FSD). Its
core purpose is to reduce poverty across subSaharan Africa by building financial markets
that are efficient, robust and inclusive.
To do this, FSD Africa applies a combination of
resources, expertise and research to address
financial market failures. It is regional in scope
with a mandate to work across the sub-Saharan
Africa on issues that relate to both financial
inclusion and finance for growth.
FSD Africa is also a regional platform for
financial market development. It aims to foster
collaboration, best practice transfer, economies
of scale and coherence amongst those
organisations with a role in financial market
development

in

sub-Saharan

Africa.

In

particular, FSD Africa provides support to the
FSD Network – a collection of eight FSDs across
the continent.
If you are interested in working with FSD
Africa then please email: info@fsdafrica.org

www.fsdafrica.org

With thanks to our sponsors

www.housingfinanceafrica.org

