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A large, but unreported, proportion of this was, however, due to increasing solid
fuel prices.  In the capital city Bamako, effective rents for housing declined slightly
in the 12 months up to May 2019.10 A major contributor to the generally low
inflation rate in Mali is that the West African CFA Franc (used by eight West African
countries and issued by the Central Bank of West African States – BCEAO) is
pegged to the Euro, providing exchange stability and helping control inflation.

Access to finance
Mali had 14 banks and 3 financial institutions as of June 30 201911 with one of the
14 banks having been registered between June 2018 – 2019.  Prime lending rates
at these banks range from 5 to 10 percent, with base rates set in 2019 ranging
from 6.19 to 7 percent, while maximum debtor rates range from 10 to 15
percent.12 As noted in the 2018 CAHF Yearbook, Mali had three financial
institutions, two pension funds and six insurance companies at the time.13 Despite
approximately 95 percent14 of the population in Mali being Muslim, sharia-
compliant banking only accounts for a small share of the Malian financial sector.15

Overview
The Republic of Mali is one of the largest countries in West Africa, covering an
area of 1 248 574km2. Mali’s total population is estimated to be 19.658 million in
2019 and is growing at 3 percent a year.  The most recent UN medium variant
population projections forecast the rate of growth to decline only marginally over
the next 20 years, with a compound annual growth rate of 2.8 percent between
2019 and 2039.  This projection predicts that the population of Mali will have
doubled by the year 2045.1 Forty one percent of the population live in urban
areas, which are urbanising at a rate of 4.9 percent a year, more than the economic
growth rate.2 Despite the urbanisation rates, Mali has an essentially agro-pastoral
economy with more than two-thirds3 of the population employed in the sector.

The past year in Mali has seen major political developments.  Human Rights Watch
reported that conflict intensified in 2018: attacks by armed groups against civilians
spiked, the army committed atrocities during counterterrorism operations, and
intercommunal violence killed hundreds and precipitated a humanitarian crisis in
central and northern Mali.4 Simultaneously parliamentary elections were scheduled
for the end of 2018 but were postponed twice until a new law further extended
the mandate of the current legislature until May 2020.  Concurrently in April 2019,
Mali’s Prime Minister and his entire government resigned and the former Finance
Minister, Boubou Cisse, was appointed Prime Minister by the President.5

Despite the political instability, real GDP growth in 2018 was estimated at 4.9
percent, though this represents a steady marginal decline in GDP growth from
the high of 7.1 percent in 2014.6 This decline is predominantly due to waning
agricultural rates of growth, which are only partially offset by the increasing rate
of growth in the secondary and tertiary sectors.  Real GDP growth is forecast to
slow to 4.7 percent in 2019 and 2020.7

As the rate of GDP growth has been materially higher than the rate of population
growth, particularly over the last five years, the GDP per capita has risen and
continues to do so.  This economic growth, however, is off a low base and therefore,
despite improvements, it has been estimated that 43.8 percent of the population
earned below the poverty line in 2018.8

Slow inflation rates of 1.8 percent in 2017 and 20189 fell significantly in 2019, with
aggregate national prices actually falling by 2.1 percent between August 2018 and
August 2019.  Despite the observed aggregate deflation, costs for “housing, water,
gas, electricity and other fuels” rose nominally by 4.6 percent over the same period.
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KEY FIGURES 

Main urban centres
Bamako, Gao, Segou, Kidal,
Tombouctou, Kayes,
Sikasso, Mopti, Koulikoro

Exchange rate: 1 US$ = [a] 1 July 2019 
1 PPP$ = [b]

580.15 CFA Franc (XOF)
216.61 CFA Franc (XOF)

Inflation 2018 [c] | Inflation 2019 [c]
Population [b] 
Population growth rate [b] | Urbanisation rate [b]
Percentage of the total population below National Poverty Line
(2017) [d]
Unemployment rate (% of total labour force, national estimate)
(2017) [d]
Proportion of the adult population that borrowed formally (2017) [b]

1.7 | 1.7
19 077 690
3.0% | 4.9%

50.7%

7.9%
6.3%

GDP (Current US$) (2018) [b] 
GDP growth rate annual [b]
GDP per capita (Current US$) (2018) [b]
Gini co-efficient (2017) [b]
HDI global ranking (2017) [d] | HD country index score (2017) [d]

US$17 197 million
4.9%
USD$901
33.00
182 | 0.427

Lending interest rate (2017) [b]
Yield on 2-year government bonds
Number of mortgages outstanding [f]
Value of residential mortgages outstanding (US$) [f]
Number of mortgage providers [g] | Prevailing mortgage rate
Average mortgage term in years [f] | Downpayment
Ratio of mortgages to GDP

5.1%
n/a
452
US$12.1 million
51 | 8.75%
10 | n/a
0.07%

What form is the deeds registry? [e]
Total number of residential properties with a title deed 
Number of houses completed 
Number of formal private developers/contractors [h]
Number of formal estate agents [h]
Cost of a standard 50kg bag of cement [i]
Price of the cheapest, newly built house by a formal developer or
contractor in an urban area (local currency units) [f]
Size of cheapest, newly built house by a formal developer or
contractor in an urban area
Average rental price for this unit in an urban area (local currency
units) 
Number of microfinance loans outstanding [j]
Number of microfinance providers [j]
Number of housing construction loans outstanding [f]
Number of providers of construction finance [k]

Paper
n/a
n/a
11
24
4 500 XOF (US$7.76)

13 300 000 XOF

60m2

n/a
806 750
129
452
30

World Bank Ease of Doing Business Rank [e]
Number of procedures to register property [e]
Time (in days) from application to completion for residential units in
the main urban city [e]

145
5

n/a

NB: Figures are for 2019 unless stated otherwise.

Member organisations of the African Union for Housing Finance (AUHF):

[a] Coinmill                                                           [f]    World Bank Publications
[b] World Bank World Development Indicators        [g]    Professional Association of Microfinance Institutions
[c] IMF World Economic Outlook Database             [h]    Selogeraumali.com
[d] UNDP: Human Development Reports                  [i]    National Institute of Statistics
[e] World Bank Doing Business 2018                      [j]    Malijet.com

Mali



The World Bank reports that only 452 mortgage loans were granted in Mali in
2013.16 There is no readily available data to update this statistic but the AfDB
shows that the percent share of total loans which are medium- and long-term
increased from 32 percent in 2013 to 38.7 percent in 2015.  Simultaneously, total
loans in Mali increased by 65 percent from US$2.3 billion to US$3.8 billion over
the same period,17 which points to a trend of increasing long-term debt finance.
Furthermore, in 2015 provision of housing micro-finance loans was almost non-
existent18, while in 2018 only one microfinance network, Nyesigiso, had begun
offering microfinance housing loans.19

Despite the lack of microfinance for housing the BCEAO estimates Mali has 86
microfinance institutions20 (MFI’s), excluding network affiliated, in 2019, one more
than it had in 2018.  Although a minor increase, this is positive given the closure
of 20 MFI’s between March 2017 and March 2018 as noted in the previous
Yearbook.21 This may be attributed to the microfinance sector reforms being
undertaken as part of an IMF programme now being implemented.  An analysis
conducted in 2019, using a sample of 22 microfinance institutions in Mali, reported
just under two million clients and CFA119 billion (US$210 million) outstanding
debt in July 2019.22 The sample of 22 had an aggregate non-performing loan
(NPL) ratio of 6.95 percent, placing it below the average of 7.37 percent for the
eight Western African Economic and Monetary Union (WAEMU) countries,
another sign of improvement for the sector in Mali.23

A notable development in the finance sector was the first-time rating of Mali by
Moody’s credit rating agency in February 2019.  This comes after a sustained hiatus
on international ratings available for the country since both Standard & Poor’s24

and Fitch25 withdrew their ratings in 2008 and 2009, respectively.  Moody’s assigned
first-time local and foreign currency issuer ratings of B3 (speculative non-
investment grade and subject to high credit risk) to the Government of the
Republic of Mali and noted that the outlook is stable.26 Key factors informing the
rating included low income levels and limited economic diversification, institutional
weakness, moderate fiscal strength reflecting a low debt burden, and a high
susceptibility to event risk due to the continued conflict in the North of the
country.  The credit rating of the country potentially affects its ability to borrow
and fund economic infrastructure but is also tied to the ratings of domestic banks,
which pass on the cost of borrowing to their customers, ultimately affecting
affordability and access to finance.

Doing Business ranked Mali 144th in the world in terms of its Getting Credit index
in 2019, with poor performance in credit information, credit registry coverage and
credit bureau coverage.  These, however, represent an improvement as Mali
increased access to credit information by establishing a new credit bureau in 2017.
Mali did also achieve strong results on the rights of borrowers and lenders through
collateral laws, placing it above the Sub-Saharan average and almost in line with
the OECD high income average.27

An important regional development on housing finance was the West African
Economic and Monetary Union (UEMOA) Regional Mortgage Refinancing Fund
(CRRH-UEMOA) issuance of its eighth bond, raising CFA30.2 billion28 (US$52
million).  The credit raised will be used to refinance housing loans granted by
shareholding banks of the CRRH-UEMOA, including those in Mali.  This refinancing
allows recipient banks to grant additional home loans to their customers, at
competitive rates and over longer periods of time.

Affordability
In 2018 the National Institute of Statistics (INSTAT) estimated that 43.8 percent
of the population (8.357 million people) do not earn enough to meet basic needs
and therefore are defined as living in poverty.29 This has obvious implications for
the affordability of housing across Mali, reflected in a 2014 estimate that 56.3
percent of the urban population in Mali lived in slums, which although devastatingly
high represents an enormous improvement on 84.8 percent of the urban
population in 1995.30

Income and affordability show significant geographical variation too.  This is most
notable in the urban rural divide, with an estimated 53.6 percent of rural Malians
being defined as living in poverty in 2018, while only 24.6 percent of those residing
in secondary urban centres are defined the same way.  In Bamako, the unrivalled
economic centre of Mali, only 4.1 percent of the city’s population are estimated

to be below the national poverty line.31 Significantly, Bamako also has the lowest
Gini coefficient in the country (0.28) while secondary urban centres have the
highest (0.37).32 The geographic income variation above translates into average
annual spending per household of CFA3.1 million (US$5 343) in Bamako, CFA2.5
million (US$4 309) in other cities, and CFA1.9 million (US$3 275) in rural areas.33

However, despite the 63 percent higher average household spending in Bamako,
relative to rural households, approximately 61 percent of total household spending
in Mali originates from rural households.  

Research undertaken in the 2018 Yearbook found that the cheapest housing unit
developed in 2017 cost CFA13 577 850 (US$23 404), including land, which would
equate to monthly payments of CFA194 802 a month on a 10-year loan34,
according to the BICIM bank credit calculator.35 This monthly instalment would
equate to 75 percent of total monthly spending for the average household in
Bamako and 94 percent of average household spending in secondary urban
centres.  Mali does, however, have a notable public housing programme, the costs
of which are discussed in the Housing Supply section, and a programme for
affordable housing loan subsidies (see Policy and Legislation section).

Despite the significant variation in income, the proportional spending of household
income by quintile has a narrower spread.  The lowest income group and quintile
two households both spend on average 6.2 percent of total spending on rental
or imputed rental equivalents.  Quintile three and four spend 6.8 and 7.7 percent
of total household spending on rental respectively and the highest earning
households spend 7.9 percent.36 The average for all households in Mali, regardless
of income, is 7.1 percent of total annual household spending.37 It is further
estimated that households in Bamako spend 7.9 percent of total spending on rent
or imputed rent.38

Housing, water, gas, electricity, and other fuel costs nationally rose nominally by 4.6
percent39 between August 2018 and 2019.  Relative to aggregate deflation of 2.8
percent40 over the same period this represents significant real cost increases.  This
will have serious household affordability implications, particularly for poorer
households, though the main driver of cost increases was solid fuel costs and not
direct housing costs.  In Bamako, where more detailed data is available, the most
recent statistics available show that the inflation rate as measured by the CPI
decreased by 3.0 percent over the year on year period to May 2019 while nominal
rental in Bamako declined by 0.1 percent in the 12 months up to May 2019.41

Therefore despite the nominal decline, rental in real terms appreciated by almost
3 percent.
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Availability of data on housing finance
Key economic indicators are largely available for Mali through either the
Ministry of Economics and Finance or the National Institute of Statistics
(INSTAT Mali).  Despite INSTAT providing statistical sample analysis for
current data under its EMOP project, information on housing access by
type was not available.

High level banking sector data is available from the Central Bank of West
African States (BCEAO) which collates and disseminates information
for the eight West African countries that share the common West
African CFA franc currency.  However, statistics on sector-specific finance
such as quantum and number of mortgage loans is not readily available.

At the time of writing, the OMH website was inaccessible and the
Ministry of Housing and Urbanism did not appear to have a website.  As
the two key public housing institutions in Mali, this presented a significant
void in public housing delivery statistics and information on planning.
No current data on private sector housing delivery or construction-
related applications was found.

Despite the digitisation of land titles currently under way and the
planned implementation of the Land Titles and Real Estate Information
System (SITFI), no breakdown or analysis of this information was
identified during this research.
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Housing supply
In 2015 it was estimated that the total housing need in Mali was 82 500 units a
year, with 51 100 units accounted for by urban households and 31 400 by rural
households.42 The data available does not allow current delivery rates nationwide
to be determined, but it is highly improbable that such levels of new supply are
being met, and thus the backlog would have grown since 2015.  Nevertheless
access to basic services has progressed significantly, with drinking water access
improving from 78.7 percent of households in 2006 to 82.9 percent in 2018.
Access to drinking water is higher in urban areas at 82.5 percent than rural areas
with 70.3 percent access.  Electricity access has improved dramatically from 34.3
percent in 2011 to 65.6 percent in 2018.  It is further estimated that in 2018, 90.2
percent of households’ sanitation was pit latrines, indicating that most of the
population is not serviced by waterborne sanitation.43

Given the resource constraints of the country, Mali places a great emphasis on
providing affordable housing and has a sophisticated public housing programme.
However, despite its relative advancement, the housing programme goal of
providing 50 000 housing units between 2013 and 2018 were overly ambitious,
with less than 13 000 units being delivered as of May 2018.44 Social housing
projects under way include the allocation of 5 900 units in Bamako by the Malian
Office of Housing (OMH).  These units are not entirely subsidised by the state
and beneficiaries must contribute a fixed amount based on economic
circumstances and the unit typology.  Non-salaried households seeking type F3
social housing (2 bedrooms, living room, a toilet, kitchen, garage) must pay a
guarantee of CFA132 660 (US$229) and a contribution of CFA234 000 (US$403).
For economic type F4 housing (3 bedrooms, 2 bathroom, living room, kitchen,
garage), applicants must pay a deposit of CFA282 000 (US$486) and pay CFA2.05
million (US$3 534).45 The dwellings are allocated to beneficiaries without interest
over a period of 25 years.  The national 2019/20 budget has allocated 5.9 percent
of total spending to Housing and Public Facilities, a significant increase on the 2.8
percent of budget in 2018/19.46

Despite public housing provision programmes, self-construction remains the
primary means of housing supply.  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.47

Property markets
According to a 2019 report48 by the World Bank detailing the status quo of
Bamako, the capital city is characterised by inefficient land markets, resulting in
disorganised urban development and inefficient urban development patterns,
manifesting in development occurring away from the urban centres.  The report
further notes that insufficient investment in network infrastructure has further
exacerbated urban accessibility problems and a lack of developable land for new
residential projects is also an issue.  It is argued that the underlying cause of this
inefficiency is a lack of government budget, weak decentralisation of mandates,
and under-capacitated urban planning institutions at the local level.

Confirming this is the fact that there has been no global land registry, resulting in
common ownership disputes which take years to resolve in the courts.49 In 2015
the World Bank stated that the result of this was approximately 80 percent of all
tribunal court cases were due to contested land rights and that costs of registering
land were high, thereby impeding collateralisation and affordable housing delivery.50

The implications of this are further evidenced by the fact that Doing Business
ranks Mali 141 out of 190 countries on its “registering property” indicator.  This is
four places down from its rank in 2018.  Registering property in Mali requires five
procedures and 29 days and costs 11.1 percent of the property value, which has
remained consistent for the last two years.51 The index for the quality of land
administration remains low at eight on a 0-30 scale.

However, a programme of physical and digital land record archiving, as well as
development of a cadastral system is currently under way in Bamako and Kati.  As
of April 2019, it was reported that through this programme 217 000 land titles
had been inventoried and 185 000 land titles had been digitised.  Additionally
implementation of the Land Titles and Real Estate Information System (SITFI), a
system aimed at improving land management processes, was scheduled for May
2019.52 Although this is a positive development for the housing market generally
and should provide benefit for mortgage borrowers and reduce bank lending
blockages53, it is not entirely clear whether these systems will address land tenure
rights under the current pluralistic legal framework of customary properties and
provisional titles.54

Data on average actual rental or ownership costs is scarce.  However, by analysing
the latest Modular and Permanent Household Survey (EMOP) data55 it is possible
to calculate the average monthly, rental or imputed rental spending per household,
by income quintile.  The data shows that: the poorest households in Mali spend
CFA7 690 (US$13.25) a month on rent; quintile two income households spend
CFA9 221 (US$15.89); quintile three spends CFA11 575 (US$19.95); quintile four
spends CFA15 714 (US$27.09); and the most affluent quintile spend on average
CFA21 271 (US$36.66) a month on rent.  Using the same methodology, it is
calculated that the average rental spending per household living in Bamako in 2018
was CFA20 468 (US$35.28) a month, close to the national quintile 5 average
expenditure, and therefore far higher rentals can be expected in Bamako than in
the rest of the country.

It was reported in 2015 that of all social housing 51 percent had been occupied
by salaried workers, and 40 percent by non-salaried56 and it is estimated that 3457

percent of urban dwellers rent their housing units.

According to the World Bank’s 2019 Doing Business Report, the ease of obtaining
construction permits was unchanged from last year, needing 13 procedures and
taking 124 days.  The cost of construction permits as a percentage of property
value has fallen slightly from 6.2 percent in 2018 to 5.9 percent in 2019.  This
places Mali in 109th place out of 190 countries, an impressive gain of 25 places
from its 2018 ranking.58
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Policy and regulation
The Malian Office of Housing (OMH), created in 1996 and located under the
Ministry of Urban Planning and Housing, is a public agency responsible for
managing, organising and implementing strategies to enable Malians to access
adequate housing.  The OMH is the primary provider of serviced land and the
overarching facilitator of the relationship between housing market actors.  The
agency also participates in financial operations and subsidises the interest rate on
loans for eligible mortgage applicants.

The newly appointed Director General of the OMH, Sékou Demba, has developed
a Five-Point Action Plan for the department, focusing on organisational and financial
reforms, and improved management of social housing stock and additional
opportunities through new financing mechanisms.  In response to recent public
outcry, the Director General intends to urgently recruit an international auditor
to improve the department’s financial situation.  Along with financial reforms, the
action plan promotes the development of higher density multi-unit affordable
housing typologies as well as planning to repurpose vacant housing.59 A new
National Master Plan for Infrastructure 2018-2030 was also introduced in 2018
which proposes 74 major infrastructure projects to a value of CFA10 837 billion
(US$18.7 billion) over 12 years.60

Until recently, a main principle in Mali has been that land without a title is presumed
to belong to the State.  Several reforms of the legal and institutional frameworks
that govern rural and urban land tenure are, however, under way.  These reforms
aim to secure land rights (particularly for agricultural land), improve land
administration and ensure that revenues from land ownership and State property
are mobilised.  Three notable reform processes include: (i) the recent Rural Land
Act (2017); (ii) the State land and land law reform (clarifies the role of State and
local government in land administration) and (iii) the process of building a national
land cadastre.  According to the World Bank, efforts are now required to
implement the new legal frameworks, such as the constitution of local land
commissions to help tackle uncontrolled land conversion taking place in peri-urban
areas.61

Opportunities
According to a 2019 study by the World Bank, Mali’s capital, Bamako, could
become a West African regional hub.  The study found that inland capitals within
the region (namely Bamako, Ouagadougou and Niamey) are likely to benefit from
investments to relieve present transportation bottlenecks across West Africa.  Of
all West African cities, Bamako shows the highest potential for a hub for both
regional and global market access.62 Furthermore, the capital is among the fastest
growing cities in the world, with an annual growth rate of 4.5 percent.63

The efficiency of Mali’s property market is likely to improve with the
implementation of recent policy reforms, as clearer land tenure and property rights
should translate into increased collateralisation within the market.  This, coupled
with mortgage refinancing stimulus, will hopefully spur lending, thereby enhancing
affordability and access to finance.  Additionally, with increased budgetary
allocations for housing and a renewed infrastructure plan, Mali could certainly see
an increase in the rate of affordable housing delivery in the medium term but
momentous risks face the country too.

As part of the first-time rating of Mali by Moody’s rating agency in February 2019,
the rating agency noted that Mali’s rating would likely be upgraded if a durable
stabilisation of the security situation enabled strengthening institutions and better
economic conditions, with fast-growing income levels and rising competitiveness.64

However, several factors could threaten Mali’s economic outlook, in particular
security concerns related to delays in implementing the Peace and Reconciliation
Agreement and exogenous shocks such as severe climate conditions, the volatility
of gold and cotton prices, and fluctuations in the euro/dollar exchange rate.65

Websites 

Central Bank of West African States:  https://www.bceao.int
Invest in Mali:  https://www.investmali.com
Ministry of Economics and Finance:  https://www.finances.gouv.ml
Ministry of Economics and Finance, Financial Reform Support Unit:
https://carfip.finances.gouv.ml
National Institute of Statistics (INSTAT), Mali:  http://www.instat-mali.org
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