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coupled with a drop in commodity prices has further weakened the country’s
economy.  The total revenue collected in the financial year 2016/17 was LRD77.01
billion (US$523.8 million), representing a 13 percent deficit against the approved
forecast of LRD88.24 billion (US$600.2 million).  Taxes on international trade
declined by LRD3.514 billion (US$23.9 million) or 12 percent.11 Liberia ranks
172 out of 190 countries on the Ease of Doing Business Ranking 2018.12

The mortgage sector in Liberia has historically been weak since the collapse of
the National Housing and Savings Bank in the 1990s during the civil war.  Currently
the main commercial bank offering housing loans to the public is the Liberian Bank
for Development and Investment (LBDI), while Ecobank provides housing loans
to its staff only.  In addition, Mutual Fund for Africa, a local credit union, offers
construction materials to its clients as a form of housing credit.  However, housing
microfinance is undeveloped.  

The newly elected government under His Excellency George M. Weah, President
of the Republic of Liberia, has demonstrated good will by prioritising housing as
part of an infrastructure programme.  On 20 June 2018, the president launched
a LRD1.176 billion (US$8 million) modern Rural Housing Project in Margibi
County to lift rural inhabitants out of poverty.  He assured Liberians that all the
15 political sub-divisions will benefit from the project, stressing:  “This is my promise

Overview
The Republic of Liberia is on the West coast of Africa bordered by Sierra Leone
to the west, Guinea to the north, Côte d’Ivoire to the east and the Atlantic Ocean
to the south.  The country became independent in 1847 and now has a population
of 4.8 million.  It is one of the poorest countries in the world with a Human
Development Index (HDI) score of 0.427, placing it at a ranking of 177 out of
188 countries.1

Liberia’s population density is 50 per km2 (131 people per mi2).  Total land area is
96 320km2 and 50.8 percent of the population is urban (2 467 489 people in
2018).  The median age is 18.7 years.2 In 2017, Liberia’s population increased by
approximately 2.53 percent compared to the previous year.3 Sixty-six percent of
the urban population lives in slums.  Forty percent of Liberia’s population lives in
the Capital City Monrovia and 70 percent of Monrovia’s population lives in slums.
Sixty-eight percent of all employment is informal.4

Liberia is a member of several regional institutions including the West African
Monetary Institute, West African Monetary Agency, Economic Community of West
African States, and the Association of African Central Banks.  Liberia’s development
partners include the World Bank, International Monetary Fund, and the African
Development Bank.5 It is considered a low income country with a Gross National
Income (GNI) per capita of LRD54 396 (US$370) for 2016—this is the most
recent information available.6 Gross Domestic Product (GDP) growth is expected
to be 3.9 percent in 2018.7 The US$ exchange rate increased from LRD81.14 in
2017 to LRD147.0171 in July 2018.8 The inflation rate increased from a provisional
10.0 percent in June 2017 to 12.4 percent at the end of 2017 – representing a
2.4 percentage point increase.  

The provisional inflation rate in 2018 is 17.5 percent, representing an
8.9 percentage point increase above the projected 8.6 percent already reported.9

The average lending rates declined from 13.59 percent in 2016 to 13.25 percent
in 2017, personal loans from 13.92 percent to 12.97 percent, mortgages from
13.85 percent to 13.33 percent, and time deposit from 3.82 percent to
3.75 percent respectively.10

The country’s economy is dependent on exported natural resources: iron ore,
rubber, timber, gold, diamond, coffee, and cocoa.  The Ebola epidemic in 2014
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to them.” According to him, the project fulfills a promise made to the Liberian
people during the 2017 campaign period.13

Access to finance
Access to finance is a major challenge.  Liberia is ranked 172 out of 190 economies
for access to credit according to the World Bank Doing Business Report 2018.14

Total credit stock of commercial banks to all sectors of the economy as at
November 2017 amounted to LRD53.34 billion (US$362.8 million), a growth of
31.0 percent when matched against the amount of LRD98.249 billion (US$666.9
million) recorded in December 2016.  Credit to construction is recorded at
6.9 percent.15 However, the percentage of construction loans disbursed to
housing construction is not clear.  The number of operating non-deposit-taking
microfinance institutions is 16, with 49 networks mainly providing services in the
hard-to-reach rural communities across the country.  The sector’s client base
expanded from 23 478 to 26 326 in 2017.  Meanwhile, a diagnostic and assessment
study of microfinance sector has resulted in a concept document for a “Tiered
Risk-Based Approach to Regulation of Microfinance Institutions in Liberia”.16

There are nine registered commercial banks in Liberia.  The total number of branch
networks, windows and annexes across the country reduced from 93 in 2016 to
90 in 2017 due to the closure of some unprofitable branches by Ecobank.  There
is one development finance company, Liberian Enterprise Development Finance
Company, one deposit-taking microfinance institution, Diaconia MDI, and 19
licensed insurance companies with 31 branches across the country.  There are
two insurance brokerage firms licensed by the Central Bank of Liberia (CBL) to
provide insurance intermediation.  Registered licensed foreign exchange bureaus
increased from 131 in 2016 to 133 in 2017.  There are 12 licensed Rural
Community Finance Institutions, 260 credit unions, and 2 300 Village Savings and
Loan Associations, and two mobile money providers – Orange Money, a subsidiary
of Orange Communication Company, and Lonestar Cell MTN Mobile Money Inc.
The number of mobile money agents increased from 2 110 in 2016 to 3 162 in
2017.  The banking industry, which is the largest subsector of the financial sector
(accounting for at least 85 percent of the total assets of the financial sector),
witnessed strong growth in its balance sheet in 2017, mainly due to exchange rate
depreciation of the Liberian dollar (the reporting currency) and increased business
activities during the year.  Total assets rose by 30.1 percent compared with
5.4 percent in 2016.  Total capital also grew by 38.4 percent compared with
21.2 percent in 2016 while total deposits grew by 19.4 percent compared with
3.8 percent in 2016.  Growth in total loans was 36.1 percent compared with
12.3 percent in 2016.17

In 2017, total assets of the insurance sector reduced by 24.1 percent, capital
decreased by 37.1 percent while investment grew by 6.3 percent compared to
2016.  These developments were largely attributed to the enforcement of CBL
Regulation CBL/RSD/INS/005/2016 Concerning Prudential Requirements of
Insurance Companies, which calls for the discounting or disallowance of assets for
regulatory solvency purposes.  Gross premium income (comprising life and non-
life businesses) grew by 33.2 percent, while net income recorded a growth of 24.7
percent.18

Average interest rates decreased as follows: personal loans from 13.92 percent in
2016 to 12.97 percent in 2017 as well as mortgage loans from 13.85 percent in
2016 to 13.33 percent in 2017.19 Meanwhile, access to finance is still limited to
urban areas while access to affordable long-term credit continues to be a challenge
for the majority of the population.

The Government of Liberia encourages home ownership and the development
of a mortgage sector to make houses affordable to low and middle income
earners.  The first subsidised formal mortgage programme for post-conflict Liberia
was launched in 2013 by the Liberian Bank for Development and Investment

(LBDI), financed with LRD1.470 billion (US$10 million) from the CBL Mortgage
Credit stimulus initiative.  The programme involved LBDI taking ownership of a
30-year old estate built for low income earners and managed by the National
Housing Authority (NHA).  In addition, 87 new dwellings built by NHA have been
sold via LBDI mortgage loans to-date.  These are offered to households purchasing
NHA housing units at LRD2.940 million (US$20 000).

Beyond LBDI’s subsidised mortgage product, longer-term financing is required to
bridge the affordability gap.  An Employer-Assisted Housing Feasibility study
revealed that mortgage penetration could be deepened to reach 7 000 formally
employed workers should mortgage financing be available within a 25-year term.20

Affordability
Liberia’s public debt stock at 30 November 2017 increased by LRD102.9 million
(US$0.69 million) representing a 13.3 percent increase from LRD113.278 billion
(US$771.2 million) or 36.7 percent of GDP recorded at end-December 2016 to
LRD128.51 billion (US$874.1 million) or 41.3 percent of GDP.  At 30 September
2017, the total number of clients in the microfinance sector had increased to
26 352 from 23 478 recorded in June 2017.  Total loans outstanding in the sector
amounted to LRD705.68 million (US$4.8 million), compared to LRD661.57 million
(US$4.5 million) at end-June 2017.  Total mandatory savings increased to
LRD123.49 million (US$0.84 million), from LRD105.3 million (US$0.715 million)
at end June 2017.21 Liberia’s unemployment rate is estimated at four percent22

with 54 percent23 of the population living below the poverty line.  

Affordability is further compounded by low household income earned from
salaries and wages.  Many Liberians (22.4 percent) earn between LRD6 000
(US$41) and LRD15 000 (US$102) monthly, while only 13.5 percent earn over
LRD30 000 (US$204.1).  Only 17.1 percent of the urban population earn
LRD30 000 (US$204.1) and above.24 Access to mortgage finance is extremely
limited.  High levels of poverty and income informality, combined with high interest
rates and short tenors (10 years maximum), make housing finance inaccessible to
the majority of the population.  Fragile land tenure and the falsification of deeds
are additional factors which make issuing mortgages more difficult.  

A brief affordability analysis of the LBDI-NHA scheme is presented in the table
below.  The minimum monthly income required to buy a home is LRD56 748
(US$386) a month, which remains out of reach for most of the population.  

Because home ownership is inaccessible to most, rental is a popular option.  Rental
homes are provided primarily by informal housing promoters.  Rents vary
according to the location and the quality of homes.  They range from LRD3 513
(US$25) (for a basic room with a shared bathroom) to LRD249 929 (US$1 700)
a month for houses in Monrovia for higher income households and expatriates.
Less than one percent of the population has access to government-subsidised
homes managed by NHA.  The majority of the population in urban areas live in
slums or in multi-occupied houses where rents are subject to fluctuations
according to demand.

Housing supply
According to the Liberia Institute of Statistics and Geo Information Services
“Household Income and Expenditure Survey 2016 published August 2017,”
houses in Liberia are classified by material typologies.  Most dwelling walls in Liberia
are made of mud and sticks – 40 percent.  Concrete and cement blocks (26.4
percent) and mud bricks (24.3 percent) are the other most common materials
for the walls.  There are significant differences between rural and urban dwellings.
In rural Liberia the use of mud and sticks and mud-bricks are ubiquitous at 93.5
percent.  However, in the urban parts of the country, concrete and cement-blocks,
as well as zinc, iron and tin, make up nearly 55 percent of the material used for
walls.  There is far less diversity in materials used for dwelling roofs as compared
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to the walls.  Zinc sheets, iron or tin are used to roof the majority of dwellings in
the country (86 percent) and nearly all roofs in urban areas (96 percent) are made
of zinc sheets, iron or tin.  The percent is lower at 75.5 percent in rural areas,
where there is a higher prevalence of thatched roofs at 23 percent.25

There is no data on the current housing stock.  From available data from the 2014
UN-Habitat Liberia Housing Profile, stock is estimated to be 327 000 dwellings in
2010 and housing needs are 512 000 (2013-2030) at a build rate of 30 000
housing units a year.26 The NHA, a state-owned enterprise, is the only institution
providing housing at a relatively large scale although production is still far below
what is needed.  Since 2013, only 185 housing units were completed by the NHA
out of which 70 housing units were completed in 2017, and the construction of
an additional 108 housing units is currently underway.  The houses are two and
three-bedroom units at a subsidised cost of LRD2.205 million (US$15 000) and
LRD2.940 million (US$20 000) respectively.  Between 1962 and 1984, NHA
developed and implemented a number of housing programmes in the major cities,
producing 1 789 housing units and 600 serviced plots of land for low-cost housing;
the investment was estimated at LRD5.821 billion (US$39.6 million).  

Property markets
Like other Anglophone countries in West Africa, the housing market in Liberia is
small as the sale of a house is unconscionable to most people.  There is a small
market in newly-built housing aimed at the Diaspora and higher echelons of
Monrovian society.27 According to World Bank Doing Business Report 2018,
Liberia is ranked 183 on property registration.  There are five procedures involved
in registering a property, and costs stand at 15.7 percent of the property value.28

Data on the property market is scarce and, when available, does not reflect market
reality.  There are no regulations in Liberia affecting the way property is bought,
sold, let or rented, apart from the deed/ land registration requirements.  

There appears to be three separate markets in urban Liberia: the informal rental
market in the poorest neighbourhoods, the market in houses for sale, and the
expatriate rental market in Monrovia.  Non-Liberians are not permitted to own
land in Liberia.  In the informal rental market, in poorer neighbourhoods of
Monrovia and in the smaller cities, rents are very low.29

Policy and regulation
The legal and regulatory framework governing urban development and specifically
housing has been meagre for a long time.  However, in addition to the Zoning
Law of 1957 and the National Housing Policy (Draft), the Liberia Land Authority
has been established to oversee all land issues.  

There are several policy and regulatory efforts on land administration and urban
renewal.  The Act Against Criminal Conveyance of Land (26 August 2014) has
been enacted.  The Land Rights Act (Draft) is currently at the National Legislature
pending approval, and a Framework for National Land Use Planning 2018 is
underway by the Liberia Land Authority with inputs from stakeholders.  The Act

Establishing the National Housing Authority (1960) is under review internally for
possible amendment.  The Masterplan Study on Urban Facilities Restoration and
Improvement in Monrovia in the Republic of Liberia, November 2009, was
conducted to guide citywide planning, while the Urban Policy Discussion Paper
leading to the actual urban policy document has been published with support
from UN-Habitat and Cities Alliance.  

In 2017, the NHA established a Slum Upgrading Unit with support from Habitat
for Humanity and Cities Alliance to develop and guide interventions in slum
upgrading and affordable housing.  The establishment of the Unit is a shift in
government policy from addressing the housing needs of formally employed
households with verifiable income to low income segments via an incremental
housing approach.  Voluntary Relocation Guidelines and Slum Upgrading
Guidelines, that will eventually lead to the formulations of a Relocation Policy and
a Slum Upgrading Policy, are being developed at present.  Profiling of slum
communities that will enhance policy interventions is being conducted by the
Young Men’s Christian Association with support from Slum Dwellers International.
To date, the profiling of 63 slum communities within greater Monrovia has been
completed.  

Opportunities
Opportunities in all aspects of Liberia’s housing sector exist.  Specifically, private
funding is required to meet the country’s huge urban housing needs.  At a policy
level, key interventions are required to expand the sector.  For example, the
completion of the National Housing Policy, National Urban Policy and the approval
of the Land Rights Act 2014 are only a few.  The need for affordable finance
presents opportunities, including the expansion of housing microfinance,
establishing mortgage institutions that will provide access to long-term funding at
affordable rates, and manpower capacity-building.  A National Housing Trust Fund
is required to stabilise the sector, especially for those at the lower end of the
income pyramid.  Addressing affordability opens opportunities in innovations
around construction technology and building materials.  A market-based approach
is needed to accelerate housing delivery as opposed to the Government being
the main provider.  There is opportunity for the formalisation of a property market
that will attract investment into the sector.

Habitat for Humanity International (HFHI) under the Cities Alliance-led Liberia
Country Programme has developed a “Slum Upgrading and Affordable Housing
Framework”.  The framework identifies key constraints, opportunities and
interventions at various levels – community level, market level, and policy and
enabling environment necessary to stimulate systemic change in the housing sector.
HFHI is currently supporting the Slum Upgrading Unit of the NHA to implement
selected interventions while at the same time enhancing inter-governmental
coordination and capacity-building.  

Source https://www.cgidd.com/
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