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Mozambique is a very low income country on
the
East
Coast
of
Southern
Africa.
Approximately 80 percent of the Mozambican
population live in informal dwellings in areas
that are susceptible to natural disasters.[1] Its
population sits at 28.8 million, of which a third
lives in cities. Mozambique’s urbanisation rate,
however, is estimated at 3.81 percent. This is
expected to rapidly increase the proportion of
the population living in urban areas, in line
with urban growth patterns across the African
continent.
The economy in Mozambique has experienced
volatility over the past few years, in part as a
result of declining global commodities prices
and a fall in agricultural production due to
climatic change, but also due to an unstable
political environment, a suspension of donor
support to the national budgets, and a
downward review of the sovereign rating.
Recently, the negative impacts of climate
change in Mozambique have been particularly
evident, especially in the coastal city of Beira
and the North Eastern city of Pemba and
surrounding areas, where recent ooding and
damage caused by Cyclone Idai and Kenneth
destroyed thousands of homes, left hundreds
dead,
and
displaced
thousands.
The
storm brought housing conditions in particular
into sharp focus: by 25 March 2019,

UN Migration reported that in Mozambique
alone, 36 747 homes had been fully destroyed
and a further 19 733 were partially damaged,
with over 130 000 people in 143 evacuation
centres across the country.
Access to housing nance in Mozambique is
limited. According to the Finscope 2014 report,
only 0.7 percent of formally banked individuals
have access to a home loan.
Instead,
households
nance their housing with
micro nance, savings (whether personal or
through “Xitiques”, informal saving groups),
windfalls and their salaries.
This newsletter gives a broad overview of
housing and housing
nance markets in
Mozambique, drawing on the Mozambique
country pro le, which was written by Federico
Cabrillo, in the Housing Finance in Africa
Yearbook 2018 (9th Edition). In addition, we
highlight research relevant to Mozambique,
and provide links to available resources and
organisations working within the housing
nance sector in Mozambique.

[1] Club of Mozambique (2017). A home of your own: Access to
funding continues to be the main barrier in Mozambique.
https://clubofmozambique.com/news/a-home-of-your-ownaccess-to-funding-continues-to-be-the-main-barrier-inmozambique/. Accessed: April 2019.

O V E R V I E W O F H O U S I N G F I N A N C E M A R K E TS I N M O Z A M B I Q U E
The Mozambique nancial sector has seen an expansion during the last years, although nancial
access remains limited. FinScope 2014 for Mozambique reports that 20 percent of the adult

population is banked, and another four
percent is nancially included with nonbank institutions; 16 percent of the adult
population has access to only informal
nancial mechanisms; and 60 percent
(the highest in all the countries studied
by FinScope) is excluded entirely from
the nancial sector.
The banking sector has 20 registered
banks, with the three largest banks
accounting for 73 percent of total
banking sector assets. A bank capital
adequacy ratio of 18 percent in 2016 (up
from 17 percent in 2015) is in line with
Basel II, and reserves ratio of 27 percent
foreign currency and 14 percent national
currency. The non-performing loan (NPLs) rate increased slightly to six percent in 2016, up from four
percent in 2014. Lending rates remain very high, with prime rates increasing by about 10.7
percentage points in 2017 and settling at about 27 percent by the end of 2017. In January 2019,
Banco de Mozambique decreased its prime lending rate to 19.9 percent and the Standing Lending
Facility to 17.25 percent in March.
Most of Mozambique’s commercial banks o er a mortgage product, but at 1.00 percent in 2018, the
mortgage loan to GDP ratio is very low. Banks’ mortgage portfolios represent 2.42 percent of total
outstanding loans. The conditions for mortgage loans are generally restrictive. Loan-to-cost
maximums are generally set at 80 percent. Commercial banks request another property or xed
assets as collateral for a transition loan at least until the construction is 80 percent completed and
can thus be mortgaged. Mortgage interest rates are set at far above prime; as a result, current rates
hover around 30 percent with a repayment term of 15, 20 or 25 years and a minimum down
payment of 30 percent. The minimum loan amount is around MZN 300 000 (US$5 000).
To make housing loans more accessible, some banks o er 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. The Fund for Housing Promotion (FFH)[2] has agreements with
several banks to make mortgage loans accessible to public employees. These loans have shorter
terms, sometimes of ve to ten years. In some cases, the lender requires a guarantee or other forms
of collateral. Construction or developer nance is limited and expensive, with rates of up to 30-35
percent.
Although the micro nance sector is vibrant, only ve micro nance providers o er an explicit housing
micro nance product. There have been signi cant changes in this industry over the past few years
and the depth of nancial intermediation remains low. Socremo o ers housing loans for home
improvements and rehabilitation up to MZN 1 million (US$16 700). Letshego o ers a loan product,
“Credimola”, of up to MZN 1 million (US$16 700) for a minimum of six months and a maximum of six
years.

[2] The Fund for Housing Promotion (FFH) was created in 1995 and has a broad mandate, o ering housing and construction finance, as
well as developing housing through public-private partnerships. FFH funds a mix of newly constructed homes and serviced plots.

KEY FIGURES

Ease of doing business:
Mozambique ranks 138 out of 189 countries in terms of the ease of doing business according to the
World Bank Doing Business Indicators. Mozambique ranks 104 out of 190 countries in terms of
registering property. Regionally, Mozambique takes six procedures to register property which is on
par with the SADC regional average. It takes 40 days to register property in Mozambique which is
below the regional average of 53.9 days.

Cost of registering property: The cost to
register property in Mozambique is 5.10
percent of the property value which is
lower than the regional average of 7.6
percent.
Land availability: The state owns all land.
Land rights may not be sold, mortgaged or
otherwise alienated. The 1997 Land Law
recognises a “use right to land”, known by
the Portuguese acronym DUAT (directo de
uso e aproveitamento dos terras). Any
investment made on the land itself is
considered to be private property and can
be

bought,

sold

or

mortgaged.

The

registration and cadastre systems still only
cover limited urban areas. This limits the
amount of formally

nanceable land

through mortgages and contributes to a
general lack of clarity on property titles.
In ation: In ation has been decreasing
since 2016, when it was at a high of 26.35
percent. By August 2018, the annual
in ation rate was at 5.02 percent, up from
2.33 percent in April 2018.
Cost of cement: In 2018, the cost of a
50kg bag of cement was estimated at
US$6.
This
is
well
below
the
continental average of US$10.
Mortgage market: Mortgages as a
percentage of GDP stand at 1.00 percent,
while the number of mortgages stood at
600 in 2018.
House costs: The price of the cheapest newly built house recorded by CAHF was US$55 000 in 2018,
which was the same in 2017.

HOUSING AFFORDABILITY
The graph below shows the annual income pro le for rural and urban households, based on
consumption. CAHF purchases this data from C-GIDD (Canback Global Income Distribution), for all
African countries. The data for Mozambique is re ected in Purchasing Power Parity (PPP) dollars: 1
PPP$ = 21.2 Mozambican metical.
The national average annual urban household income in Mozambique in 2017 was PPP$6 274. This
is far below the annual household income needed to purchase the cheapest newly built house by a
formal developer, which in 2018 sat at PPP$ 149 909 (or MZN 3,3 million).

Housing a ordability in Mozambique is severely constrained, with mortgage

nance being an

inaccessible option for the majority of Mozambicans. While the minimum wage was revised in April
2018 to MZN 4 142 (US$ 69) a month, the majority of the population earns less than US$100 a
month. The minimum mortgage size o ered by banks, at MZN 300 000 (or US$5 000), is still far out
of reach of the majority. At the current rate of 28 percent, the minimum loan would be a ordable
only to a household with a monthly income of about MZN22 000 (US$370) – that is, only 10.3
percent[3] of urban households. The mortgage applicant would also need to save a third of the
purchase price to cover the deposit requirements, registration costs and taxes, and valuation and
origination fees.
The lack of a ordable housing and limited access to a ordable housing nance has resulted in a
number of households opting to build their homes incrementally. Most families rely on their own
savings (as these become available) and the purchase or collection of local materials to self-construct
their homes.
Construction costs in Mozambique are estimated to be 30 percent higher than in neighbouring
South Africa, as a result of higher material costs, low labour productivity and high nancing costs.
CAHF’s 2017 research, Benchmarking Housing Construction Costs in Africa[4] shows that a large
proportion of the costs of a newly developed house in Maputo relate to the actual cost of
construction (62 percent) and other development costs (25 percent), with land costs comprising only
one percent of the total cost. Most construction materials are imported from countries such as
South Africa, China and Portugal with a small percentage of construction materials (such as cement
and wood) being locally manufactured. The lack of basic infrastructure also 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.

[3] Based on Centre for A ordable Housing Finance calculations using the dashboard Calculating Mortgage and Housing A ordability in
Africa: 2018
[4] Based on a Bill of Quantities for a ‘typical’ 46 square metre house with a 9 square metre balcony (55 square metres in total), built on a
120 square metre stand. The house is designed as a basic finished unit. It is constructed with maxi block walls, steel windows, plaster
and paint inside and out, and a tin roof. Fittings include a kitchen sink unit with under-surface cupboards, built in cupboards in the main
bedroom, floor tiles and a ceiling with insulation. The research estimated that this house was being built as part of a greenfields project
comprising 20 units. This house is architect-designed to meet most climatic and cultural requirements, would be conventionally
constructed and approved by the relevant regulatory authority in each country, and is designed to be acceptable to mortgage finance
institutions.

P R O P E R T Y M A R K E TS
Majority of the housing stock in
Mozambique is located in Maputo. The
Mozambican government had granted 6 859
housing plots in 2017 and has subsequently
increased this number by 19 818 housing
plots in 2018, which is almost three times
the previous year.[5]
The registration and cadastre systems in
Mozambique largely cover limited urban
areas. This limits the amount of formally
nanceable land through mortgages and
contributes to a general lack of clarity on
property titles.
The resale property market is also limited. Secondary sales are di cult due to the lengthy
procedures and consents necessary with Mozambique’s system of leasehold tenure. The problem of
collateral enforcement is exacerbated by the long time it takes to go through the courts (on average
three years), and that there are many instances of fraudulent titles.

[5] Club of Mozambique (2019). Mozambique: Government allocated almost triple number of housing plots in 2018.
https://clubofmozambique.com/news/mozambique-government-allocated-almost-triple-number-of-housing-plots-in-2018/. Accessed:
April 2019.

REPORT: HOUSING INVESTMENT LANDSCAPES

A key barrier to growth in the a ordable housing sector however remains a chronic lack of data on
the breadth and character of investment. To address this gap, CAHF has undertaken a series of
regional and country reports to study the housing investment landscape across Africa. The report on
the Housing Investment Landscape in Mozambique is part of a broader series undertaken for the
Southern African Development Community. The project involved an in-depth data collection exercise
and the report analyses of the landscape of housing investment in Mozambique.
Mozambique’s housing investment landscape involves both local and foreign institutional investors,
although its reputation in international capital markets is strained due to its default status. Due to
the undeveloped nature of its capital markets, foreign institutional investment in Mozambique has
mainly been done by DFIs. The largest local institutional investor in a ordable housing in
Mozambique is the government, primarily through its Housing Promotion Fund, FFH. The country is
negotiating the restructuring of its bonds, aiming for much longer maturities with the hope that the
impending development of natural gas will help to shore up its nances.
Mozambique is yet to cover from the economic downturn that started in 2015, and ongoing
governance issues have only deepened the crisis. Foreign Direct Investment in ows remain
depressed, in line with GDP. The gure below shows how Foreign Direct Investment in Mozambique
has tracked GDP.[6]

Source: UNCTAD, tradingeconomics.com
Investment in a ordable housing and housing nance was not high before the Global Financial Crisis
and is still low. The FFH estimates a housing de cit of two million units and that more than 13.5
million people need housing.[7]
Lack of a ordable housing supply combined with lack of a ordable nance means most housing is
self-built and self- nanced. Approximately 90 percent of urban housing and 96 percent of rural
housing in Mozambique is self-built, and only 5 percent and 3 percent of the respective populations
use credit to fund construction.[8] UN-Habitat estimates that Mozambican families have invested
US$3 billion of their savings in informal housing in Maputo.[9]
Investment in the residential real estate market has mainly taken the form of investing in high-end
apartments and houses for the wealthy or for foreign investors.

[6] Sources include UNCTAD and tradingeconomics.com
[7] CAHF (2018). Housing Finance in Africa 2018 Yearbook (9th Edition). http://housingfinanceafrica.org/app/uploads/Mozambique2018-Final.pdf. Accessed: April 2019.
[8] Finmark Trust (2014). FinScope Consumer Survey Mozambique 2014. https://finmark.org.za/finscope-mozambique-consumersurvey-2014/. Accessed: March 2019.
[9] CAHF (2018). Housing Finance in Africa 2018 Yearbook (9th Edition). http://housingfinanceafrica.org/app/uploads/Mozambique2018-Final.pdf. Accessed: April 2019.

REPORT: MOZAMBIQUE HOUSING INVESTMENT CHRONICLES
On the other end of the investment spectrum, CAHF together with FSD Mozambique, looked at the
housing investment practices and challenges of households themselves. The Mozambique Housing
Investment Chronicles research provides important insights into how households have invested, and
still plan to invest in their housing; the nancial tools they’ve used; and the reasons for their
particular housing investment decisions. The research looked at both nancial and non nancial
investments and provides insights into how the market is currently working for or against
households, and how their experiences might be improved.
A total of 219 households were interviewed in various neighbourhoods in Maputo and Beira, and
from these, 55 comprehensive cases were documented. Undertaken in 2017, the research built an

investment pro le of each respondent by posing key questions around time, nancing, housing
typology, land and title, investment priorities and key barriers to accessing housing nance. The full
report covers 55 chronicles under four themes:
1. The Housing Investment Decision,
2. Securing Land
3. The Housing Construction Process
4. Financing the Housing Investment
Each of these themes o ers particular insights into new product and services development potential.

USEFUL RESOURCES

To access blogs, documents and other useful publications on the housing finance
system in Mozambique:
VISIT OUR MOZAMBIQUE PAGE
Other useful documents on Mozambique include:
Housing Finance Access Frontier in Mozambique: The housing finance access
frontier methodology (2016) uses 2014 FinScope data to understand levels of access
to financial products and services. This presentation describes access to housing
finance in Mozambique and provides a useful starting point for a discussion on
enhancing access to housing finance in Mozambique in a sustainable way. The next
Mozambique FinScope study for Mozambique is expected to conclude in June 2019.
Other useful resources include:
Casa Real
Casa Real is a Housing Development Company that provides innovative and
quality affordable housing solutions for low income and middle income families
in Mozambique.
Currently, Casa Real is focusing on the developing an affordable housing
project in Inhamizua, Beira.
Casa Real’s pilot of ten show houses fared relatively well through Cyclone
Idai, with only partial damage to roofing. Casa Real has been impressed with
the continued support for its venture post-cyclone, with banks still willing to
finance Casa Real clients, and most potential clients also still keen to carry on
with their purchase. With extra financial help from the affordable housing
specialist Reall, Casa Real is currently repairing the damage to cyclone proof
standards and will then continue with the sale process.

Fund for Housing Promotion (FFH)
The FFH (Housing Promotion Fund) is a public body, supervised by the
Ministry of Public Works, Housing and Water Resources (MOPHRH), whose
mission is to promote access to decent housing, guaranteeing safety,
durability, aesthetics, comfort and wholesomeness to the citizen and above all
to young people, officials and agents of the State, in coordination with the
different segments of society.

Financial Sector Deepening Mozambique (FSDMoz)

The Financial Sector Deepening Mozambique (FSDMoz) is a facility for
financial sector development with a focus on expanding levels of inclusion.
The vision of FSDMoz is a dynamic financial sector offering quality services
that enable resilience and economic empowerment for all Mozambicans.
FSD Mozambique is CAHF’s key partner in Mozambique and has been
instrumental in driving the affordable housing and housing finance agenda in
country.

CAHF has previously partnered with FSD Mozambique in

undertaking the Mozambique Housing Investment Chronicles which was
aimed to achieve a better, more nuanced understanding of household level
investment in housing.
African Economic Outlook
The African Economic Outlook is an excellent yearly publication looking at all
aspects of the Pan African economy, including the Mozambican economy.

Banco de Moçambique
Banco de Moçambique is Mozambique’s Central Bank. Its website is a source
of relevant statistics, laws, monetary policies and much more.

Global Housing Indicators (GHI)
The Global Housing Indicators (GHI) provides comparable information and
data on the policy environment for adequate and affordable housing globally,
featuring data on Maputo related to property rights, housing finance, housing
subsidies, infrastructure and regulations.

Moçambique Real Estate
Moçambique Real Estate is an online property portal, featuring residential
sales and rentals in US dollars.
UN Habitat
UN Habitat is a United Nations programme working towards a better urban
future, listing the latest news and all its work in Mozambique. One of the key
focus areas of UN-Habitat in Mozambique has been on climate resilient
housing given that majority of the population of Mozambique live in areas
which are prone to natural disasters such as flooding, cyclones and even
droughts.

D A S H B O A R D S P R E S E N T I N G M O Z A M B I Q U E D ATA I N A N
A F R I C A N CO N T E X T
Down to Brick Level: Benchmarking
Housing Construction Costs in Africa
In this dashboard, we explore the variation
across countries and cities while also drilling
down to cost components, exposing highs and
lows and raising questions around the
di erences. The cost of the house varies by

more than 100 percent from the country in
which it is the most expensive to build,
through to the country in which it is the most
a ordable.

Calculating Mortgage and Housing
A ordability in Africa: 2018
We have taken mortgage lending data that we
collected from major banks and lenders across
Africa, and household income estimates using
consumption data in PPP$ from C-GIDD, and
used these to calculate an estimate of housing
a ordability by country. These calculations
make use of : the average costs of an
a ordable housing unit in each country,
prevailing minimum mortgage rates, typical
mortgage terms, and the distribution of
household incomes in both urban and rural
areas. The house costs, down payment and
household incomes are all valued in PPP
dollars using exchange rates drawn from
the World Bank database.

Housing and Construction in Africa: 20102018
This dashboard explores some of this data as
it relates to a ordability and what it means for
access to housing across the continent. CAHF
has been collecting data on house prices,
construction costs, and income across Africa
for the past eight years and publishing this in
its Housing Finance in Africa Yearbook. The
data gives us a rough indication of the range of
house prices and sizes being provided by the
private sector, as well as some insights on
a ordability across the continent. We are in
the process of collecting additional data on the
scale of construction, as well as the
relationship between supply and demand of
housing in African countries.
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