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Across Africa, housing finance systems are developing in scale and diversity, creating
opportunities for investors and practitioners, and promoting a new category for economic growth.
From the economic hubs of Nairobi and Johannesburg to the commodities boom centres of
Lubumbashi, Niamey and Luanda, and across the regions from South to East to North, to Western
Africa, the challenge and opportunity of housing is increasingly being recognized and responded to.
Whether the question is how to structure efficient and effective mortgage markets in Tanzania,
Nigeria, and Egypt; or how to protect city residents in Dakar from the flooding borne out of climate
change; or how meet the significant and often desperate needs of the growing middle class in
South Africa, Ethiopia, Zimbabwe, or Tunisia; governments, housing finance sector professionals and
development financiers are all applying themselves to this massive challenge. African housing finance
markets are dynamic and growing.
The past decade has been characterised by growth: economic growth, population growth, and the
consequent growth in cities. UN Habitat reports that 46 African cities are now larger than one million
people. All of these people need somewhere to live, and as economies and incomes
grow, there is a real business proposition in responding to this demand.
There are a number of players who are beginning to understand the diversity of affordability among
Africa’s urban population – especially in the context of rapid economic growth – and they are
identifying niche markets in which they can work. A renewed emphasis on land tenure is
supporting incremental housing approaches that are more affordable to low income earners. There
is innovation is across the board: in the development of the mortgage market, new housing
microfinance products and approaches, and in public private partnerships that enhance
housing affordability for a wider spectrum of the population. These efforts need to be supported with
good policy, and replicated in more contexts, so that the challenge of urban housing can be
addressed together with the wave of economic growth that is sweeping the region.
The challenge facing African housing practitioners is how to make their investments in the face of
rising urban pressures and capacity constraints. Infrastructure is a critical area demanding
attention, as is the complexity of the development process, and access to finance. These are areas
demanding policy attention. Governments should feel confident that the financial system is working
to capitalise on the opportunities – if obstructions in the housing value chain can be resolved. The
opportunity to gear the enormous demand for housing towards broader economic
growth and development is significant, especially if all players work together. Housing practitioners
who are pragmatic about the limitations but not shy to face the challenges will lead
the way, influencing the growth and development of Africa’s cities into the future.

About this publication
This is the third edition of the Housing Finance in Africa Yearbook. Since last year, we have added seven new country profiles and three
regional profiles, updated the existing 29 profiles, and sought out new data sources. We have been monitoring the news so that this yearbook
accurately reflects the mood and temperature of housing finance markets on the African continent in 2012.
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 this
yearbook 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 access to housing processes, as well as 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 housing finance sector studies 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 by local
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 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.
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Overview
Across Africa, housing finance systems are developing in scale and diversity, creating opportunities for investors and practitioners, and promoting
a new category for economic growth. From the economic hubs of Nairobi and Johannesburg to the commodities boom centres of Lubumbashi,
Niamey and Luanda, and across the regions from South to East to North, to Western Africa, the challenge and opportunity of housing is
increasingly being recognized and responded to. Whether the question is how to structure efficient and effective mortgage markets in Tanzania,
Nigeria, and Egypt; or how to protect city residents in Dakar from the flooding borne out of climate change; or how meet the significant and
often desperate needs of the growing middle class in South Africa, Ethiopia, Zimbabwe, or Tunisia; governments, housing finance sector
professionals and development financiers are all applying themselves to this massive challenge. African housing finance markets are dynamic
and growing.
Is it any wonder? The past decade has been characterised by growth: economic growth, population growth, and the consequent growth in
cities. UN Habitat reports that 46 African cities are now larger than one million people. All of these people need somewhere to live, and as
economies and incomes grow, there is a real business proposition in responding to this demand.
In a period that has been globally marked by economic challenge and loss, Africa’s economy has been resilient, and growing, with higher peaks
and shallower troughs than any other region.
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Historically, the source of Africa’s growing economic strength has been its natural resource base, and particularly the demand for commodities.
While this remains true, the progress of African economies over the past five difficult years, when demand for commodities suffered a dip as
a result of the global financial crisis, has shown that African economies have become much more diversified. Domestic investment and
consumption is increasingly playing a part in national growth trajectories.

Africa ś domestic demand was boosted through higher private investment, public consumption, infrastructure investment and
private consumption. Consumers have kept spending despite high food and fuel prices and this has been supported by
higher wages and food and fuel subsidies. Africa ́ s growing middle class continues to boost consumption, residential
construction and private investment.
African Economic Outlook, 2012, Pocket Edition
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Economic growth and urban growth tend to go together. The least urbanized region on the planet, Africa is also now the fastest urbanizing.
How cities cope with this massive influx will be a key determinant of their future progress and the likelihood that the economic potential of
the present will be consolidated into an economic strength for the future.
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Every day for the coming fifteen years, Africa’s cities will have to accommodate an extra 40,000 people.
In the space of five years, between 2005 and 2010 the three biggest urban increases were Lagos, which grew by 1.8 million
people, Kinshasa by 1.6 million and Luanda by 1.2 million. In terms of proportional growth, Abuja grew by 51.7 percent,
Ouagadougou by 43.7 percent, and Luanda by 35.0 percent. 46 African cities now have populations larger than one million
inhabitants.
UN Habitat 2011, Affordable Land and Housing in Africa

Of course, the development of appropriate and fully accessible housing finance systems across Africa is challenged by a narrow focus on the
mortgage instrument and a failure of housing policy and delivery systems to acknowledge and support the potential of incremental housing.
Even so, there are a number of players who are beginning to understand the diversity of affordability among Africa’s urban population –
especially in the context of rapid economic growth – and they are identifying niche markets in which they can work. There is innovation is
across the board: in the development of the mortgage market, new housing microfinance products and approaches, and in public private
partnerships that enhance housing affordability for a wider spectrum of the population. These efforts need to be supported with good policy,
and replicated in more contexts, so that the challenge of urban housing can be addressed together with the wave of economic growth that
is sweeping the region.
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By international comparisons, African mortgage markets are tiny. South Africa (at 26.4%) and Namibia (at 19.6%) have the highest ratio of
mortgage debt to GDP, and together with Mauritius (at 12.2%), are the only countries in Sub-Saharan Africa with ratios above 5 percent. This
is versus countries in North America and Europe where mortgage loans comprise often over 40% of GDP and in the case of Denmark, Ireland,
Switzerland, and the Netherlands, over 80% of GDP (Hofinet 2011). After South Africa and Namibia, North Africa has the most developed
mortgage markets in Africa, with 16.9 percent in Morocco, 12 percent in Tunisia and one percent in Egypt (Hofinet, 2011). Kenya, with its
relatively established mortgage market, has a ratio of only 2.51 percent (Walley, 2011). Ghana’s growing mortgage market still only sits at 0.5
percent in 2012.
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There is certainly room for growth. Even given the obvious affordability challenges for the vast majority, there is a growing population that is
increasingly expressing its relative wealth in a demand for housing. The African Development Bank estimates that just under 20 percent of
the African population earns more than US$20 per day. Africa’s current mortgage market has not even begun to penetrate the demand that
might exist. Since 2006, the Egyptian mortgage market has doubled on an annual basis, sitting now at just under 30 000 mortgage loans. Kenya’s
mortgage market has been growing at a similar pace: at 31 December 2011, the total mortgage book sat at KSH 91.2 billion (about US$ 1.1 billion),
and comprised 16 135 mortgage loans. This is up 48.5 percent from the May 2010 figure of KSH 61.4 and 15 049 mortgage loans. Efforts
by the Tanzanian government to grow that country’s mortgage market are beginning to foster change – the Tanzanian Mortgage Refinance
Corporation, established in 2010 as a mortgage liquidity facility, now has 11 shareholding banks all intent on participating in that country’s
mortgage market. Nigeria is in the process of establishing something similar. Walley (forthcoming) estimates that even if only the top three
percent of Africa’s population were to access mortgages, this could raise the continental mortgage debt to GDP ratio to 18 percent – or,
excluding South Africa’s already strong market, 12 percent. The contribution of this growth to African economies could be as much as
US$300 billion.
Already, a number of investors are recognizing this potential. Their interest is in some ways shaping the policy agenda. Shelter Afrique is a
pan-African housing finance and development institution established in 1982 by African governments, the African Development Bank, the
Commonwealth Development Corporation Group (now known as ACTIS) and the African Reinsurance Corporation. Formed to address
the need for sustainable housing delivery systems in Africa, its shareholders include 43 African countries and a number of other institutions.
Shelter Afrique assists mostly private and public sector institutions in Africa identify finance and implement housing projects. In pursuing this
mission, Shelter Afrique recently appointed Phatisa, a private equity fund manager, to establish and manage a new real estate private equity
fund, known as the Pan African Housing Fund. The PAHF is targeting a first close of US$40 million by the end of the fourth quarter this year,
and there is a well-developed pipeline that has been generated by Shelter Afrique and the Phatisa team. Phatisa reports that according to
the East African Development Bank, the housing sector in Africa requires an investment of at least US$2.5 billion per annum.
Another player contributing to growing capacity in the mortgage market is Home Finance Guarantors Africa Reinsurance Limited's work
with domestic insurers in Zambia,Tanzania, Rwanda, Ghana and Kenya, to offer a collateral replacement guarantee. HFGARe has been working
since 2008 and its first partnerships in these five countries have been launched this year. The insurance package is aimed at bridging the gap
for borrowers who lack the savings necessary to pay the requisite deposit for a mortgage, but who have the capacity to pay over a particular
period. As such, the scheme will be particularly interesting for first time homebuyers who haven’t yet amassed equity in previous property.
Indeed, there is a wide range of investors entering the housing finance space. A scan of investors in the SADC region and Ghana, Kenya and
Nigeria revealed just over 150 separate companies – financial institutions (lenders and investors), property developers, building material
suppliers, and so on – all investing in housing finance across the region. Many of these are developing regional strategies, applying products
and services across a number of countries. The graph below shows a sample of just the equity activity in the housing finance market, as at
August 2012.
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Agence Francaise de Developpement

Bilateral investor

Equity

Development finance
institution

Equity

Industrial Development Corporation of South Africa (IDC)

Housing specialist investor

Equity

International Housing Solutions (Pty) Ltd

• • •

Equity

•

Aga Khan Agency for Microfinance

Private equity investor

Equity

•

Penman Pensions

• •
• • •
•
• •
•
•

Actis
Africap
Aureos SA Advisors (Pty) Ltd
Blue Orchard Finance
Brait Private Equity

•

Capitalworks Equity Partners
Edge Growth

• • •

Emerging Capital Partners
Enablis Financial Corporation SA (Pty) Ltd

•

Eris Property Group (Pty) Ltd (Eris)
Ethos Private Equity Ltd
Harith Fund Managers

• •

International Finance Corporation (IFC)

• •
• • •

Ke Nako Capital (Pty) Ltd
Kingdom Zephyr Africa Management

•

• •

•

• • •
•
•
•

Lereko Investments (Pty) Ltd
Makalani Management Company (Pty) Ltd
Medu Capital
Musa Capital Fund Managers (Pty) Ltd
Nico Holdings Ltd
Norfund (Norwegian Investment Fund for Developing Countries)
Pan African Housing Fund (Phatisa)

•

•
• • •
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Utho Capital Fund Managers
Venture Partners Botswana
Public equity investor

Equity

State owned bank

Equity

National Empowerment Fund
Public Investment Corporation
Development Bank of Namibia

Source: Investors’ websites, viewed May-August 2012.
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A major source of investor interest and activity is coming from China. At a workshop held recently in Nairobi, Kenya, Allan Cain, the Director
of Development Workshop in Angola, noted that in Angola alone, Chinese-Angolan economic cooperation is estimated to be about US$25
billion over the last decade, and much of Angola’s post-war reconstruction has been financed by Chinese credit lines. Angola is China’s principal
African trading partner and 25% of China’s African commerce is with Angola. In July, at the Forum on China-Africa Cooperation in Beijing,
the Chinese government pledged US$20 billion in new loans over the next three-year period to 2015. A key target of this investment is likely
to be in infrastructure – not only large scale projects, however, but also smaller scale infrastructural and real estate investments.
A more recent, widely publicized investment has been in the so-called “ghost town” built in Kilamba, Angola by the China International Trust
and Investment Corporation at a cost of $3.5 billion. Financed with a Chinese credit line, which Angola is repaying in oil, the development is
one of the largest new-build, residential developments on the continent. In July, a BBC report noted that less than ten percent of the first batch
of 2,800 units in the 22 000 unit development had sold, however. The project highlights a key challenge that often accompanies housing
developments: the failure to link the ideal of a quality social housing project with the affordability realities of the target market. A further
constraint highlighted by some critics is the limited availability of mortgage finance. The opportunity, therefore, is to bring together affordable
housing delivery with affordable, appropriate finance.
In September 2012, housing practitioners from the countries profiled in this Yearbook were asked to submit data on the costs of the cheapest,
newly built house by a developer in their country, and its size. Respondents reported that prices range from just under $10 000 in Mali and
about $11 875 in Tanzania, through to about $100 000 in the Gambia and $220 000 in Kinshasa, Democratic Republic of the Congo. Generally,
entry-level housing seems to hover between $15 000 – $40 000, although efforts are being made in many countries to push this price down
even further. Where house prices are persistently high, the consensus is that even the middle and upper income earners build their housing
independently – residential construction sectors are virtually non-existent or only recently developing. In the Gambia, for example, or in
Kinshasa, DRC, where the cheapest house is reported as US$100 000 and $220 000 respectively, the construction sector is tiny. Most people
with affordability are therefore forced to build their own housing independently. As a result, the scale of delivery required is not achieved. In
markets such as Kenya’s, where the residential development sector is growing very rapidly (this past year, Kenya’s housing market was the hottest
in the world), lower cost houses are becoming a significant component of the market. This is also the case in South Africa, where the so-called
affordable market, targeted at lower-middle income earners, showed more stability and growth through the financial crisis than any other
property submarket.

US$220 000
250

S110 000
90 000

200

80 000
70 000

150

60 000
50 000

100

40 000
30 000

50

20 000

Size of this house (square meters)

10 000
0
DRC

Gambia

Rwanda

Uganda

Angola

Zambia

Botswana

Ethiopia

Senegal

South Sudan

Algeria

Mauritius

South Africa

Central African Republic

Kenya

■ Price of the cheapest, newly built house by a formal developer in 2012 (US$)
■ Price of the cheapest newly built house, by a formal developer in 2011 (US$)
▲ Size of this house, 2012 (in m2) *

Tunisia

Namibia

Cameroon

Burkina Faso

Burundi

Ghana

Morocco

Nigeria

Malawi

Egypt

Mozambique

Benin

Niger

Zimbabwe

Tanzania

0
Mali

Price of the cheapest newly built house by a formal developer (US$)

Price and size of the cheapest, newly built house by a formal developer

Source: Email correspondence with local practitioners, September 2012

5

In 2012, the World Bank launched the Global Financial Inclusion (Global Findex) Database, exploring levels of financial inclusion around the
world. According to Findex, loans for home construction (orange and brown bars, in the graph below) are much more common than loans
for home purchase (light blue and red bars, in the graph below). Urban loans (red and dark brown lines) are generally (although not universally)
more prevalent – loans for home purchase seem to be more prevalent in urban areas, whereas loans for home construction seem to be more
broadly distributed. Still, there are some countries where lending appears to be more broadly distributed, not limited to urban areas. In
Mauritius, Egypt, Zimbabwe,Tanzania, and Niger, for example, the national lending figures as a proportion of the national population are greater
for both categories (home purchase and home construction) than the urban lending figures as a proportion of the urban population.

Global Findex data on housing lending (2011)
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The prevalence of loans for home construction points to an important opportunity that a number of investors and lenders are beginning to
recognize – the potential for housing microfinance. With the growth of microfinance across the continent, the use of microloans for housing
is becoming prevalent, and an incremental housing process that proceeds in line with a household’s affordability becomes possible. In some
countries, explicit efforts to build a housing microfinance sector are contributing to the trend. For example, in Tanzania, Rooftops Canada has
been working with the WAT Human Settlements Trust and the WAT Saccos to develop a housing microfinance product that targets the
AfDB’s floating class (people earning between US$2 – $20 per day). The intention is to scale up to at least 1 000 loans per year, providing
both financial and housing support services, so that incremental builders have the necessary technical support to deliver a quality product. Also
in that country, a number of housing micro lenders have together formed the Housing Micro Finance Working Group, to promote the
development of the industry. Rooftops Canada is working with its partners to develop a regional support programme for Housing Micro
Finance that will promote the growth of the sector further, across Sub-Saharan Africa. Habitat for Humanity is also working in many countries,
promoting Housing Micro Finance together with housing support services. Homeless International is similarly involved, with projects in Angola,
Ghana, Kenya, Malawi, Namibia, Tanzania, Zambia and Zimbabwe. Working with poor peoples’ organisations in each of these countries,
mobilizing savings groups and connecting groups with the commercial sector, these initiatives are seeking to build a housing microfinance
sector that mobilises the affordability of low-income earners for housing purposes.
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A more recent development is that this activity is not limited to non-profits. Commercial enterprises are also entering the housing microfinance
sector, recognizing the opportunities for a real return in meeting the needs of an underserved market. Select Africa Limited is a retail financial
services group that targets the working poor, offering housing microloans to borrowers who then construct their housing incrementally. Pulse
Financial Services in Zambia provides home improvement loans on a commercial basis. In Nigeria, Alitheia Micro Home Loans Facility (AMHLF)
is a debt facility operated by Alitheia Capital Limited in Nigeria, that will provide capital to micro finance institutions (MFIs) for on-lending to
the economically active poor (the target market) to finance a home improvement/completion/ extension project. This facility seeks to improve
the production and management of the target market’s own strategies – an initiative of “support” rather than “supply”. Housing microfinance
is a relatively new initiative in Nigeria. While majority of existing MFIs recognise the need to offer this product, there is a great deficit in
capacity and resources.
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A key challenge facing housing affordability, and the distance that even a micro loan will go, is the price of cement. The following graph is based
on data gathered by in-country practitioners, responding to an email invitation to send through the data in September 2012. Prices vary
considerably, from the lowest in Tunisia, to the highest in 2012 in South Sudan – an impossible US$27 per 50kg bag. Because it is so heavy,
cement prices rise dramatically when they have to be transported long distances – for example, in Malawi, South Sudan, Niger, Rwanda and
the DRC, where prices are all above $12 per bag. Data for Botswana and Mozambique also illustrates this point, where the price for the capital
city is lower than for external areas.
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Another factor contributing to high prices is the shortage of supply, and the past year has seen a number of efforts to grapple with this
challenge. Africa’s richest man is Aliko Dangote, a Nigerian cement magnate who commands an estimated $11 billion empire. The Economist
reports that the Dangote Group is responsible for about 30 percent of the Nigerian stock exchange and dominates Nigeria’s capital market.
According to Dangote’s website, the company is committed to making Nigeria a net exporter of cement. Its Obajana cement plant is already
the largest in Africa with a capacity of 5.2 million MTpa (million tonnes per annum). It is planning to double this capacity, and to transform its
import ports in the Lagos and Port Harcourt ports into net export ports. In August, it was reported that South Africa’s Pretoria Portland
Cement Company (PPC) and Industrial Development Corporation (IDC), acquired a 47% equity stake in Habesha Cement Share Company
(HCSCo) of Ethiopia in a US$21m deal.
Of course, this will only go some way to addressing the demand challenge, and it is focused primarily at large scale demand for big construction
efforts, many of which will not be directly related to residential development (roads, bridges, power plants, etc.). The demand placed on the
commodity at this level translates into a price per 50kg bag that has a significant impact on household affordability.
Taking a simple view of GDP per capita as indicative (very loosely) of income per country, the following graph considers how many such bags
of cement a person earning GDP per capita might be able to buy.
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How many bags of cement can GDP per capita buy?
2399

1400
1224 1257
1085

1000

959
892

800
618

600

515 529
413

400

Tunisia

Algeria

Mauritius

Morocco

Botswana

Egypt

South Africa

Angola

Namibia

Ghana

Swaziland

Zambia

Senegal

Nigeria

Cameroon

Mali

Lesotho

Gambia

Benin

Kenya

Zimbabwe

167 196
112 114 127 137 143
89
92
99
59 65
Mozambique

Ethiopia

Tanzania

Burkina Faso

Uganda

Niger

Rwanda

41 50 52 53

Central African Republic

15 16 21 23 27 34
Malawi

0

DRC

200

Burundi

The number of bags of cement that can
be bought with GDP per capita

1200

Source: Email correspondence with colleagues in different countries/own calculations, September 2012.

In the DRC and Burundi, a household earning the GDP per capita of those countries would afford to buy less than 20 bags of cement in a
year. This is half the amount needed for the mortar to build a simple, 40m2 house. This explains why in so many countries, alternative building
materials are used for housing construction – cement is simply too expensive for the majority. And it suggests two market opportunities: to
decrease the cost of cement by increasing supply and improving infrastructure systems for its distribution; and to identify and promote
alternative, durable building materials that overcome the constraints of the cement market for the majority who cannot afford such a product.
Beyond explicit housing micro lenders, the wider micro lending sector in Africa can also be considered among housing investors. Lenders
generally report that about 30 percent of the loans they disburse are typically used for housing purposes. The MIX Market receives reports
from micro lenders across the globe. In 2011, 32 MFIs reported a gross loan portfolio of US$7,3 billion to the MIX Market. If the 30 percent
rule holds, this could suggest US$2,2 billion in housing microfinance, which at an average loan size of, say, US$955.80 (double the reported
African average loan size to the Mix Market) could mean about 2,3 million loans – and this is only across 32 of Africa’s MFIs. The MIX Market
suggests that there are 22 900 MFIs operating across 45 countries in Sub-Saharan Africa.
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The argument for housing microfinance, and an incremental housing development process, is supported with an analysis of affordability. While
the African Development Bank suggests that 18 percent of the population earns more than US$20 per day, the World Bank argues that only
the top three percent of the population has an income sufficient to support the loan required for the cheapest, newly built house (Walley,
2010). In this context, a broader array of housing finance products must be considered.
In 2011, the African Development Bank launched a report on the African Middle Class. This has been cited by many commentators on Africa’s
potential – and the power of the middle and emerging middle class to stimulate consumption and growth at the local level is significant. The
following maps the AfDB’s income analysis on a triangle to suggest distribution.

AFRICA
According to the World Bank,
3% of the population have
income viable for a mortgage

18.8% of Africa’s population earn below $20 per day.
10.8% of Africa's population earn between $10 – $20 per day.
9.9% of Africa's population earn between $4 – $10 per day.
24% of Africa's
population earn
between $2 – $4 per day

Opportunity for housing micro finance and incremental housing
delivery.

<$2,00/day
36.5% of Africa's
population earn below
US$ 2 per day

According to the UN Habitat (2010) about 40.32% of Africa's
population live in slums.

Source: AfDB (2011)

Green suggests housing access is well satisfied: given incomes, there are sufficient affordable housing products available so that households can
adequately meet their housing needs through formal delivery processes. Yellow suggests limited housing access – while there may be products
and services available for this target market, a significant proportion is not able to access formal, affordable housing, and may be building their
own housing themselves. This isn’t a problem, necessarily, from a quality perspective, but it does create challenges in terms of scale. In many
cases, this is a space that the government targets in the provision of subsidies or other support. However, in virtually all cases, this support is
insufficient to meet the need. As a result, this is a real area of opportunity for practitioners to engage: households have affordability for some
level of investment in their housing, and lack access to the relevant products and services to meet their needs. Red suggests serious affordability
limitations and minimal formal scale so that the only option available is for households to meet their housing needs independently, often using
informal or semi-durable products. Of course, innovative housing finance and savings products can also move some way into this area, so that
red can also represent an opportunity for practitioners.
Below, drawing on a wide range of data and insights into the cheapest house price available in different countries, a set of country access triangles
are offered for each of the countries in this report. It is important to note that the yellow and red zones offer substantial opportunity for
market development and growth, if appropriate products are developed. These graphs are estimates, simple representations of a complex
set of situations.

ALGERIA
Cheapest house in the private market is US$489/m2. The cost
of a 65.7 m2 house is US$32 155.
New credit guarantee fund established in 2011.

<$2,00/day

22.6% population below
national poverty line

International poverty line: 23.6% earn below US$60 per month.
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ANGOLA

Cheapest house built by formal developer is US$ 60 000, which
requires a monthly payment of US$ 963,09 at a lending rate of
19%.
Housing Development Fund to provide credit for the purchase of
a house.

<$2,00/day

Population
below national
poverty line,
68%

International Poverty Line;
70.2 %earn less than US$
60 per month%

The CRRH launched its first bond on the regional WAEMU
financial market to mobilize about US$ 20 million for mortgage
resources.

BENIN

<$2,00/day

The cheapest house built by a developer is US$ 13 131. To
purchase this house one would have to pay US$183.8 monthly
at 15% lending rates over a 15 year period.
International poverty
line; 75.3% earn below
US$60 per month

Housing loans provided by Benin Housing Bank require a
minimum of US$22 per month.

Population below
national poverty line,
39%

BOTSWANA
Cheapest house build by formal developer in 2012 is US$ 57 575.
Requires a monthly payment of US$654.4 over 15 years.
Average loan size by BBS is US$ 80 465 at 5, 10 or 15 percent.
Fixed rate terms such as 30 years have been launched by BBS.
<$2,00/day
International poverty line: 49.4%
earn below US$60 per month
Population below national
poverty line, 30%

Government Guarentees 25% of all loans secured through the
BBS.
Home acquisition/construction loan product by SSHA requires
incomes of a lower limit of US$53 (which falls within the
poverty line) and upper limit of US$445.

BURUNDI
The cheapest house built by a developer costs US$ 17 940.
This requires a monthly payment of US$226.9 over 15 years at
a lending rate of 13%.

<$2,00/day

Population
below national
poverty line,
66.9%
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International
poverty line;
93.5% of the
country's
population earn
below US$60
per month
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BURKINA FASO

International
poverty line;
81.2% of the
country's population
earn below US$60
per month

<$2,00/day

Housing loans provided by Burkina housing bank require a
minimum of 48$ per month. The cheapest house, built by a
formal developer in 2011 ranges between US$18 325 and
US$24 178.

Population
below national
poverty line
43.9%

The cheapest house provided by a private developer in 2012 is
between US$21 000 – $25 000. A US$ 21 000 house would
require a monthly payment of US$279.7 over a 15 year term at
14% lending rates. Government guarantees up to 80% of the
purchase price.

CAMEROON

State owned Societe Immobiliere du Cameroun aims to build
100,000 homes in the next 5 to 10 years.
<$2,00/day
International poverty line; 30.4%
earn less than US$60 / month
Population below national poverty line, 12.3%

CENTRAL AFRICAN REPUBLIC
The cheapest house provided by a developer is US$24 000 in
2012. A 15 year mortgage at 18% would require a monthly
payment of about US$386.5.

<$2,00/day
International
poverty line:
80.1% earn below
US$60 per month
Population
below national
poverty line,
33.1%

DEMOCRATIC REPUBLIC OF CONGO
<$2,00/day

The cheapest house provided by a developer in Kinshasa is
US$220 000. To purchase this at interest rates of 20%, over a 15
year period would require monthy payments of US$3 864.
A Chinese company aims to build 2.5 million social houses, but
the cost of these is not yet determined.

Population
below national
poverty line,
33.1%

International
poverty line:
95.15% earn below
US$60 per month
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EGYPT

In 2010, an estimated 75,000 consumers had a mortgage.
In 2012, the cheapest house is US$13 300. To afford the
cheapest house, one would have to pay US$151.18 monthly for
a period of 15 years at a rate 11%.
The government is working to expand the mortgage market to
EGP 10 billion (US$1.76 billion) by 2013.

<$2,00/day
22% earn less than the national poverty line
International poverty line; 18.5% earn below
US$60 per month.

ETHIOPIA
Low cost housing by the city of Addis Ababa would require an
income of at least US$66 – US$100. In 2012, Addis Ababa
transferred 7,300 condominiums to beneficiaries.

<$2,00/day
International
poverty line;
77.6% of the
country's population
earn below

Population below
national poverty line,
38.9%

GAMBIA

To date, the government has delivered more than 208 000
subsidised condominium housing units.
The cost of a newly built house by a developer is US$51 331. A
buyer would have to deposit 20% of this amount (US$10 266)
and then, at 9.5% interest over 20 years would have a monthly
repayment of about US$382,00.

Standard 3-bedroom house (220m2) built by a formal developer
costs US$100 000. Most Gambians (even the middle class)
build their housing themselves, incrementally.

<$2,00/day

Population
below national
poverty line,
48.4%

International poverty
line; 56.7% of the
country's population
earn below US$60 per
month

GHANA
The price of the cheapest basic unit in 2012 is US$17 500.
To purchase a US$17 500 house, one would have to pay
US$210 monthly for 15 years at 12% interest.

<$2,00/day

International poverty line; 53.6%
of the country's population earn
below US$60 per month
Population below national
poverty line, 28.5%
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KENYA

Cheapest house between 1 – 2 million Kshs (US$13 000 –
US$26 000). Monthly payment is US$156 – 178. Given 30%
income to mortgage requires US$468 – 534 per month, earned
by less than 10% of population.
More than 80%
of the working
population earn
US$130 or less,
per month

<$2,00/day

In 2012, the price a new, one-bed apartment delivered by a
developer costs US$22 350. At a 15% lending rate over 15
years, this would require a monthly payment of US$313.

International poverty line;
39.9% of the country's
population earn below
US$60 per month

LESOTHO
The cheapest new house in 2011 was about US$14 500. About
70% of the population earn below US$146 monthly.

<$2,00/day

Population
below national
poverty line,
56.6%

International poverty
line; 62.2 % of the
country's population
earn below US$60 per
month

MADAGASCAR

<$2,00/day

93% of households live in informal housing (2011).

Population
below
national
poverty line,
68.7%

International
poverty line;
92.6% of the
country's
population earn
below US$60 per
month

MALAWI

The cheapest newly built house by a private developerhouse is
about $15 000 for an 88m2 house. This would require a
monthly payment of US$309 over a 15 year period at a lending
rate of 24%.

<$2,00/day

Population
below national
poverty line,
53%

International
poverty line;
90.4% of the country's
population earn below
US$60 per month
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MALI

Government provides a subsidy of 45% (of the cost of the
house) for households whose monthly income is between
US$114 and 500.

<$2,00/day

Population
below national
poverty line,
47.4%

International
poverty line;
78.8% of the
country's
population earn
below US$60 per
month

A standard house (excluding cost of land) costs between.
US$7 400 and 8 000. The average monthly income is US$51
which is 137 times the amount needed for the standard house.
To be eligible for the Mali Housing Bank loan, individuals must
earn below US$200 monthly.

MAURITIUS
In 2012, the price of a newly built house is between US$39 750
and US$49 650.
88.9% of Mauritians own their home.

A small percent of the population cannot access MHC and
NDHC loans, event hough they are employed.
The minimum loan for a mortgage was lowered to US$451.46
making access to finance for almost all Mauritians.
4.8 percent of the population live in iron/tin walled houses.
International poverty line; less than 2 percent of the country's
population live below US$60 per month.

<$2,00/day

MOROCCO
The price of a newly built house by a developer is US$17 500.
Morrocco's minimum wage is the highest in Africa at US$300.
The average household monthly income is US$597.
At current lending rates of 11.5, a monthly payment of
US$204.43 is needed to afford a US$17 500 house at a term of
15 years.

<$2,00/day

International poverty line; 14% of the country's
population earn below US$60 per month

MOZAMBIQUE

Houses provided by Joaquim Chissano Foundation require an
income of 25 000 meticals (US$680) per month to service,
accessible to only a small minority.

<$2,00/day

Population
below national
poverty line,
54%
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International
poverty
line;81.8% of
the country's
population live
below US$60
per month

The cheapest house built by a developer in 2012 ranges
between US$13 500 – US$40 000 in Maputo, US$60 000 in
Tete and US$80 000 in Lichinga.
In order to afford the cheapest house US$13 500, one would
have to pay US$227.2 monthly at a lending rate of 19% for a
period of 15 years.
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NAMIBIA
The cheapest new house built by a developer is US$21 687.

<$2,00/day

International poverty line;
62.2% of the country's
earn below US$60 per
month
Population below national
poverty line, 54%

The cost of a housing unit according to FNB House Price Index
is US$31 000. This will cost US$342.6 per month at 11%
lending rates over 15 years (2012).
87% eligible for state housing support, but delivery is
insufficent to meet demand.
TIPEEG programme is expected to stimulate housing and land
delivery by as much as 63%.

NIGER
The smallest mortgage available is US$12 000, which, at an
interest rate of 11% and repayable over 15 years, requires a
monthly repayment of US$132.7.
<$2,00/day

The cost of the cheapest house built by a developer is US$12 000.
International
poverty line; 85.6%
of the country's
population earn
below US$60 per
month

Less than 0.1% of the population has access to government
subsidized houses.

Population below the national
poverty line, 19.6%

NIGERIA
The cheapest new house built by a private developer is about
$31 250 in Lagos and US$15 600 outside of Lagos.
<$2,00/day

Population
below
national
poverty line,
54.7%

International
poverty line;
84.59%
of the country's
population earn
below US$60
per month

RWANDA
The price of the cheapest house built by a developer is between
US$16 229 and US$78 000.
<$2,00/day

International
poverty line;
82.4% of the
country's
population earn
US$60 per month

In order to afford the US$16 229 house, one would have to pay
US$246.32 per month over 15 years at 17% lending rates.
Such houses have not yet been delivered. Most Rwandans selfbuild incrementally, over time.

Population below
poverty line,14.8%
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SENEGAL

According to World Bank, the mortgage to GDP ratio is 2%.

<$2,00/day
International
poverty line;
60.4% of the
country's
population earn
below US$60 per
month

Population
below national
poverty line,
50.8%

There are very few developer-built houses in Senegal. More
commonly, households buy a plot of land and build their own
housing on it. A 150m2 plot of land can go for US$5 000 –
$8 000. With a four-roomed house, the property can cost as
much as $49 202.

SEYCHELLES
Less than 2.3% of the population (less than 560 households)
earn enough to afford repayments on a $150 000 house – most
developer-built housing is targeted at tourists or expats.
A new, subsidised loan for home repairs has been targeted at
households earning less than $615 per month. This means
about 60% of the population qualify. 50% of the population
earn less than US$384 per month.
84% of houses are in good condition; 9% are fair and 7% are in
poor condition.
International poverty line; less than 2% of the country's
population earn below US$60 per month.

<$2,00/day

SOUTH AFRICA
15% of South Africans can afford a mortgage for the cheapest
newly built house.
The new Finance Linked Individual Subsidy Programme and a
mortgage guarantee programme for the middle market (10% of
the population) promise greater access but have not yet
transpired into anything substantial.
International poverty line; 42.9% of the
population earn less than US$60 per
month

<$2,00/day

60% of South Africans are eligible for the subsidy, but delivery
is insufficient to meet demand. The backlog in 2012 is about
2,1 million units.

Population below national
poverty line, 23%

SOUTH SUDAN
The price of a newly built house by a developer is US$45 000.
At 18% interest over 15 years, a loan of this size would require
a monthly payment of US$724.6.

<$2,00/day
International
poverty line;
80% of the country's
population earn below
US$60 per month
Population
below national
poverty line,
50.6%
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84% of houses are made from mud and stick.
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SWAZILAND
In 2011 SNHB low cost housing costing E280 000 – E450 000
(US$39 351 – US$63 243) requires an income of at least
E6 486 – E10 422 (US$913 – US$1 468) per month to qualify.
<$2,00/day

Population
below national
poverty line,
69.2%

International
poverty line;
81% of the country's
population earn
below US$60 per
month

TANZANIA

Typical mortgage at Azania Bank requires salary TZsh 800000
or US$525 per month.

<$2,00/day

The price of the cheapest newly built house is US$11 875.

Population
below national
poverty line,
33.4%

International
poverty line;
96.6% of the
country's
population earn
below US$60 per
month

A loan over 15 years at current rates of 15% would require a
monthly repayment of US$166.00.
In 2011, the Tanzanian government announced its plan to
establish a Housing Microfinance Fund, receiving US$3 million
from the World Bank.

TUNISIA
The Banque de l'Habitat's smallest loan is US$6 300, where it
requires a minimum saving of US$3 400. Also the average
home price to income ratio in the country is 5.
The price of the cheapeast house built by a developer is
US$24 000, would require monthly payments of US$189.8 over
15 years at current lending rates of 5%.

<$2,00/day

International poverty line: 8.1% of the country's
population earn below US$60 per month

UGANDA
The price of the cheapest house built by a developer is US$72 000.
To purchase a $72 000 house, a monthly payment of
<$2,00/day

International
poverty line; About
75.6% of the country's
population earn below
US$60 per month

US$1 265 is required, thus making it very unaffordable to the
majority of the population.
Most households self-build incrementally over time, at about
US$350 – 400/m2.

Population below
national poverty
line, 37.7%
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ZAMBIA
Home loan product advertised by local bank: US$265 per month
will reach only the very top end of the population.
The cheapest house built by a private developer costs
US$70 000.

<$2,00/day
International
poverty line;
81.5% of the
country's
population earn
below US$60 per
month

Population
below national
poverty line,
68%

The house would still not be affordable at a 15 year term, due
to the high lending rates of 18%. So one would have to pay
US$1 127.3 monthly.

ZIMBABWE
Cheapest house is $12 500 for 30m2. Very few mortgages are
available.
<$2,00/day
International
Poverty Line; More
than 80% of the
country's population
earn below US$60 per
month
Population below
national poverty
line, 34.9%

The structure of the housing finance markets described in this Yearbook highlight a number of weak links in the housing value chain. The
property registrations process, both in terms of the time it takes and the costs it involves, can be a significant stumbling block. The World Bank’s
Doing Business indicator for the registration of property shows that across the countries included in this Yearbook, it can take from as little as
18 days to as many as 180 days to register property, and can cost anywhere between a few percentage points to over 20 percent of the value
of the property. Such high costs and lengthy processes are untenable, and a serious disincentive to development.

World Bank Doing Business Indicators: Registering Property
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▲ Time (days)
■ Cost (% of property value)
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Sub-Saharan Africa
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Source: World Bank Doing Business Indicators, 2012 (www.doingbusiness.org/data/exploretopics/registering-property)

Cost of registering property as a % of property value
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Broader macro-economic factors are also significant. In the graph below, a simple illustration of the gap between the borrowing and the lending
rates in different countries shows where there are poor performing financial markets. Mortgage lending rates are, of course, different, but the
prime lending rate offers an indication of the issues being faced in some countries.

Deposit and lending rates (not mortgage rates)

43.8%

■
■

52.5%
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Source: World Bank (http://data.worldbank.indicator)

The challenge facing African housing practitioners is how to harness the opportunities that housing and housing finance growth offer for wider
economic growth and social development, in the face of rising urban pressures and capacity constraints. It is clear that Africa’s cities cannot
cope with the wave of urbanization they are experiencing and the demand for housing being expressed by their growing populations. UN
Habitat estimates that two thirds of the more than 10 million people who join urban areas every year are forced to live in informal settlements
and slum conditions. Existing housing supply can only meet the needs of one third of this move – an estimated 3 million people across the
region. When they are served, this enables them to “act both as agents and beneficiaries of formal urban and economic growth” (UNCHS,
2010). The opportunity to shift this number in favour of broader economic growth and development is significant, however, if all players work
together towards systems that are pragmatic about the limitations but not shy to face the challenges. Companies and investors that crack this
will lead the way, influencing the growth and development of Africa’s cities into the future.
References
–
–
–
–
–
–
–
–
–

AfDB (2011) The Middle of the Pyramid: Dynamics of the Middle Class in Africa. Market Brief. April 20, 2011. www.afdb.org.
African Economic Outlook 2012. Pocket Edition. Special theme: Promoting Youth Employment.
Demirguc-Kunt, Asli and Klapper, Leora (2012). Measuring Financial Inclusion: The Global Findex. World Bank Policy Research WP 6025
Economist (2012) Cementing a fortune: the king of concrete has ambitions beyond Nigeria.
Accessed from http://www.economist.com/node/21557382 on 2 October 2012.
MIX and CGAP Analysis of Key Trends (2012) 2011 Sub-Saharan Africa Regional Snapshot.
Redvers, L (2012) Angola’s Chinese-built ghost town. BBC News Africa, accessed from http://www.bbc.co.uk/news/world-africa-18646243
on 2 October 2012.
UN Habitat (2011) Affordable Land and Housing in Africa
Walley, S (2010) Housing Finance in Africa: Are we Post Crisis Yet? Presentation to the African Union for Housing Finance Annual
Conference, 22 September 2010.
Walley, S (forthcoming) Housing Finance chapter in Making Finance Work for Africa 2, World Bank

Websites
www.bbc.co.uk
www.dangote.com
www.mixmarket.org
www.data.worldbank.org
19

Explaining the indicators
Each of the country profiles in this Yearbook 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.
■ Exchange Rate: The foreign rate for all currencies to the US dollar currency was obtained through the foreign exchange website –
www.coinmill.com on 13 September 2012.
■ Main Urban Centres: These are urban areas that are largely populated. Forty-six cities in Africa have a population of more than 1 million.
By the year 2050 Africa’s population will increase from 414 million to over 1.2 billion. This is especially important as cities’ spatial layouts
need to be planned according to their growth, and housing needs to be developed for the new inhabitants.
■ 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. This data is drawn from the World Bank’s
World Development Indicators.
■ Population growth rate: This indicator explains population growth rate as the annual percentage increase in a country’s population over
one year. It reflects the number of births and deaths during the period and the number of people migrating to and from a country. 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 growth rate: GDP is the gross domestic product of a country, or how much a country and its resident producers in the economy,
produces in a year. The GDP growth rate measures the annual change in the GDP and expresses this as a percentage.
■ GDP per capita: The GDP per capita provides an indication of a country’s standard of living. It is the sum of value added of all goods
and services produced in the country (plus taxes, less subsidies), in the specified year, divided by the number of people in the country. This
data is drawn from the African Economic Outlook database.
■ GNI Per Capita, PPP: GNI per capita based is gross national income (GNI) converted to U.S. dollars. GNI is 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. In this case, the GNI per capita figure is based on purchasing
power parity (PPP) which converts gross GNI to international dollars (based on the purchasing power of a US dollar) using a formula, so
that cross-country comparisons are possible. In this way, the indicator gives a sense of how much the average person has to spend, if prices
were the same in all countries. The data is drawn from the World Development Indicators at the World Bank.
■ GINI Index: Gini index measures the extent to which the distribution of income or consumption expenditure among individuals or
households within an economy deviates from a perfectly equal distribution. Thus a Gini index of 0 represents perfect equality, while an
index of 100 implies perfect inequality. The data is drawn from the World Development Indicators at the World Bank.
■ Human Development Index (Global Ranking): The Human Development Index is a composite statistic used to rank countries by level
of ‘human development’. The HDI is a comparative measure of life expectancy, literacy, education and standards of living for countries
worldwide. The index score is drawn from the UN Development Programme. The global ranking is out of 172 countries.
■ 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.
■ Population less than US$2 per day (PPP): Population below $2 a day is the percentage of the population living on less than $2.15 a
day at 1993 international prices. At the very least it provides a rudimentary indicator on levels of affordability for housing finance in a
country. This data is drawn from the World Bank’s World Development Indicators.
■ Lending Interest Rate: This is the average prime interest rate charged by banks on loans to prime customers. It is an industrial average,
drawn from the World Bank’s World Development Indicators, and in practice will vary per bank. It is not the mortgage rate, which in
many countries is very different, given loan tenure, domestic policies, subsidies and other factors.
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■ Deposit Interest Rate: This is the interest rate paid on deposit accounts by commercial banks and other depository financial institution.
It is an industrial average and will vary per bank. This data is drawn from the World Bank’s World Development Indicators.
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■ Ease of Doing Business: Ease of doing business ranks economies from 1 to 183, with first place being the best. A high ranking (a low
numerical rank) means that the overall regulatory environment is conducive to business operation. The index averages the country's
percentile rankings on 10 topics covered in the World Bank's Doing Business Survey, which it conducts annually. The ranking on each topic
is the simple average of the percentile rankings on its component indicators. Within the country reports, specific indicators from the Doing
Business Survey are also used, namely, the strength of legal rights index (which measures the degree to which collateral and bankruptcy
laws protect the rights of borrowers and lenders, thus facilitating lending); depth of credit information index (measuring the rules affecting
the scope, accessibility and quality of information available through public or private credit registries); and the registering property index
(which measures the time and cost involved in registering a commercial property). While the Doing Business Indicators do not refer
explicitly to the residential property sector, they do give an indication of the business climate.
■ Access to formal financial institution: The Global Financial Inclusion Index (Global Findex) uses data from an international survey
carried out by Gallup, Inc. as part of the annual Gallup World Poll. The survey covered at least 1 000 adults in each of the 148 economies
using randomly selected, nationally representative samples over the 2011 calendar year. This indicator measures the percentage of
respondents with an account (self or together with someone else) at a bank, credit union, another financial institution (e.g., cooperative,
microfinance institution), or the post office (if applicable) including respondents who reported having a debit card.
■ Outstanding loan to purchase a home: This indicator is also from the Global Findex study, and measures the percentage of respondents
who report having an outstanding loan to purchase their home or apartment.
■ Outstanding loan for home construction: This indicator is also from the Global Findex study, and measures the percentage of
respondents who report having an outstanding loan to purchase materials or services to build, extend, or renovate their home or
apartment.
■ Credit % of GDP: This statistic 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 indicators measures the size of a country’s mortgage industry, relative to its GDP. It is calculated by dividing
the total mortgage book of a country by its GDP in that year. This data is exceedingly difficult to find however. The World Bank’s housing
finance team is working hard to collect it, as is the Housing Finance Information Network (Hofinet). In this Yearbook, the figures are
drawn from a number of sources, and are referenced accordingly.
■ 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.
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.
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The vision of the CAHF is to ensure that housing finance practitioners in the public and private sectors in Africa have the necessary data and
analysis at their disposal to enable sound and productive choices for the benefit of especially the poor and financially excluded. Our goal is
to see increased investment in affordable housing and housing finance throughout Africa so that the backlogs so clearly highlighted in this
yearbook can be overcome. To this end, we will work hard to compile existing data, collect new data, build creative indicators, and offer insight
and analysis on the progress of housing finance markets across the continent. We welcome you to participate in the conversation.

Kecia Rust
Centre for Affordable Housing Finance in Africa

Websites
http://data.worldbank.org
www.doingbusiness.org
www.africaneconomicoutlook.org
http://hdr.undp.org/en/statistics
http://datatopics.worldbank.org/financialinclusion/
www.hofinet.org
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Algeria
KEY FIGURES
Exchange Rate: 1 US$■

Kenya

Overview
The People’s Democratic Republic of Algeria is an important North African
Maghreb state with 36 million inhabitants. At 2 381 000 sq km, it is the
largest country in Africa. Algeria has recently been enjoying strong growth
and low inflation, thanks to high prices on the global oil market, with GDP
per capita rising steadily to US$7 097 in 2011. Algeria has growing foreign
currency reserves of US$176 billion, second in the world only to Saudi
Arabia.
The economy is heavily dependent on the petroleum industry, which
accounts for 60 percent of budget revenues, 30 percent of GDP and 95
percent of export earnings. Increased government revenue from this
income source has enabled large amounts of public expenditure. A fouryear investment programme running from 2010 – 2014 will cost US$286
billion and aims to diversify the Algerian economy as well as improve
physical and social infrastructure. As the state considers the question of
housing to be one of its main responsibilities, about 20 percent of this
investment budget will be devoted to the construction of new units.
Algeria was only marginally caught up in the wave of social unrest that
touched the Arab World in 2011. Political reforms, including lifting the
long-standing state of emergency, ending the state’s monopoly on
broadcast media and increased social spending worked to quickly placate
protests, which never gained significant public support.
Access to finance
The financial sector in Algeria is undergoing a slow process of liberalisation.
The banking system is dominated by six state-owned banks, which
controlled 93 percent of banking assets in 2010; and 12 foreign banks.
Since Bouteflika came into power in 1999, Algeria has been attempting to
reform the mortgage system with improved access to bond markets and
market deepening towards lower income groups.

79.44 Algerian Dinar (DA)

Main Urban Centres

Algiers (capital)

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

35 980 193
1.4
67.1+
2.4
2.8+
7 097
8 370
35.3(1995)•
0.698 (96)
13.8+
23.6(1995)
8
1.8
148
33.3
6
3.6
-4.7
1.3
5.8
32 155
65.7m²
80m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

Yet, housing finance is still under-developed. Mortgage lending was
introduced in the late 1990s, but is still available on a relatively small scale.
In 2009, residential housing loans made up only 1.5 percent of GDP and,
in general, commercial real estate finance represents a larger share of total
bank lending than retail housing finance.
State-owned banks make 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). Loans are available for up to 30 years with both fixed and varying
interest rates of between 6.4 percent and 7.5 percent. A maximum loanto-value ratio of 80 percent exists for all banks, apart from CNEP, which
can offer 90 percent LTV mortgages.
Government efforts at reform were aided by a World Bank Mortgage
Finance Technical Assistance Project, which ran from 2002 until 2007 and
“aimed to strengthen the enabling environment for a well-functioning
mortgage loan market.” As part of the project, 1 580 staff of Algeria’s
state-owned banks were trained in primary mortgage lending; however
the number of units for sale did not match the housing finance available.
Only 22 900 new loans were made in 2007 through the state-owned
banks, well below the project target.
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One of the most useful tools to promote mortgage lending was the
development of mortgage default insurance, known as the SRH
facility, which aims to help households with small down payments to
access housing finance. The SRH is compulsory for loans with a loan
to value ratio above 60 percent. From 2002 until 2008, the SRH has
refinanced around US$137 million worth of mortgage loans. This
facility gives private banks access to the long-term resources
required for mortgage lending, giving them ability to grow their
portfolios and removing their reliance on short-term demand
deposits.
The SHR 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 been effective in
practice. The expansion of secondary mortgage markets is limited
by the lack of maturity in primary markets.
The main institution providing microfinance services is Algérie Poste,
which was set up as a government corporation on January 14, 2002
to provide both postal and financial services. Algérie Poste has a
large branch network, especially in rural areas. There are 1 259
commercial bank branches as opposed to 3 198 postal bank
branches. Yet there are no specialised housing microfinance
products.
Affordability
Housing affordability is a significant problem in Algeria and the cause
of substantial civil unrest. While the supply of housing for highincome 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 that of
major European cities and the price-to-income ratio is estimated to
be nine to 12. It is therefore extremely difficult to access housing
on the private market.
Algeria has a per capita income of US$7 097. Algeria has a
moderate level of inequality with a Gini coefficient of 35.3.
According to a World Bank study in 2007 only 14 percent of the
housing assistance made it to the poorest quartile of urban
households. A quar ter of urban households earn between
DA 0 – 12000 (US$0 – 150) per month, 50 percent earn between
DA 12 000 to DA 40 000 (US$150 – $490) and 25 percent earn
above DA 40 000 (US$490).
The state is building a large amount of very low-cost rental and
subsidised housing, yet it is not able to fulfill demand. There is a
limitation on borrowing more than 30 – 40 percent. Furthermore,
the down payment to buy a dwelling under the middle-income
assisted market housing programme, between 700 000 and

ACCESS TO
FORMAL HOUSING
IN ALGERIA

1,000,000 DA (US$8 600 – US$12 300), is high for the target groups.
The result is overcrowding, with Algeria having a high occupancy
rates at 6.42 persons per household as estimated in 2008, and the
proliferation of informal areas.
Housing Supply
The Ministry of Housing and Urban Development (MHU)
announced in November 2011 a national housing stock of 7.4 million
units, for an estimated 5.7 million households. However, the nature
of these dwellings varies, as does their age and quality. Within this
stock, the MHU estimates that up to 20 percent are vacant; 560
000 are designated precarious dwellings; and two million were
constructed prior to independence in 1962.
The state is the major supplier of housing through the use of
budgetary resources. MHU reports that 810 000 housing units
were built under the 1999 – 2004 housing programme and 912 326
under the 2005 – 2009 programme, including 120 000 rental units;
315 000 lease-to-own; 310 000 social real estate units; and 275 000
rural houses.
The government pledged DA 555 billion (US$6.8 billion) toward
housing in the previous 2005 – 2009 development plan, and a
massive DA 3500 to 4500 billion (US$46 billion – 60 billion) for the
current period 2010 – 2014. The five-year plan for 2010 – 2014 calls
for the delivery of 1.2 million housing units, with another 800 000
to be completed between 2015 and 2017. Furthermore, a
supplementary budget was recently established to finance an
additional 450 000 homes, bringing the total number of units in
production to 2.45 million. All told, this demonstrates an enormous
effort that is both widely publicised and visible.
As a result there is a large influx of foreign companies being
contracted by the state to carry out the public housing projects; in
excess of 35 000 Chinese construction workers were reportedly
present in 2009.
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.
Property Market
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

Cheapest house in the private market is US$489/m2. The cost
of a 65.7 m2 house is US$32 155.
New credit guarantee fund established in 2011.

<$2,00/day
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22.6% population below
national poverty line

International poverty line: 23.6% earn below US$60 per month.
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land registration system is cumbersome and unclear. Algeria was
ranked 167th in the World Bank’s Doing Business 2012 report for
registering property, with 10 procedures, taking an average of 48
days and 7.1 percent of the property value required. Many
apartments are left vacant or plots empty due to disputes over
tenure.
The government has attempted to resolve this with an 80 percent
rebate on land sold for housing. However, this has mainly benefitted
high-end earners. With 90 percent of the population living in 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.
The majority of households are forced to rely on the public housing
programmes to fill the gap, 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.
Profits are said to be up to 40 percent for real estate brokers
engaged in the business.
To facilitate property markets, Algeria introduced a Real Estate
Development Guarantee Fund (FGCMPI) in 1997 that makes
insuring advance payments made during the construction phase
compulsory. Its purpose is to reimburse payments made by
purchasers in the event of the developer defaulting on their
obligations. Despite this action, delays in construction and
incomplete units left empty for years are common.

procedures for the housing programmes. Distinct issues to resolve
are the duplication of applicants in numerous regions and verifying
applicant eligibility, as often they may already own property or may
move to precarious housing in shantytowns simply to qualify for
government assistance. In addition there is a need to eradicate
fraudulent documents of identification or false certificates of
accommodation.
Opportunities
The outlook for growth in the Algerian mortgage market is positive,
especially given the development of legal frameworks and growing
number of banks offering housing finance options. Nonetheless, a
number of these instruments remain untested or unimplemented.
The major blockage is on the supply side, caused by lack of land
available for development. In light of this, the 2002 – 07 World Bank
project included a nation-wide systematic physical and legal
properties registration system and the expansion of 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. Furthermore, a 2011 law was enacted
to grant leases for state land to foreign investors for 99 years instead
of 20 years, with a view to encourage investment. Subsequently,
another decree has been enacted to curtail speculation of land.
The government intention is to shift the housing delivery emphasis
from the provision of public housing towards the facilitation of
privately developed affordable housing financed through long-term
mortgage loans. However, this is a slow transition.

Policy and regulation
With the return of stability following a decade of civil war and
terrorism, 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, and as such there are four main housing programmes.
i)

Rental housing for households earning less than 1.5 times
the minimum wage (24 000 Dinar or $320 a month), in
which construction is entirely financed by the budget on free
government land and rent is extremely low.

ii)

Assisted Market Housing Program (LPA), started in 2010,
aims at facilitating home ownership for households earning
up to six times the minimum wage. There is an upfront grant
of up to US$8 000 to assist with down payments and
subsidised loan finance of interest rates between 1 – 3
percent. Land is provided by the government at discounted
conditions for these projects.

iii)

A Lease-to-Own Program for households with little downpayment capacity. Serviced land is provided for free and
finance (distributed only by the government owned CNEP)
is subsidised.

iv)

A Rural Housing Program for rural areas, where upfront
subsidies up to US$4 000 – US$5 000 are available for
renovation or housing construction.

Demand for all these programmes is high and supply is insufficient.
Allocation procedures have been brought under scrutiny for
clientelism and mismanagement, often leading to protests. In
response to unrest in January 2011, the MHU set up a working
group to inspect and better regulate application and waitlist
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Africa.
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Rather Than Availability. Algiers: University of Setif.
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8. United Nations Human Rights Council. (2012). Report of the
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9. UN-HABITAT. (2012). State of Arab Cities 2012: Challenges of
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Angola
KEY FIGURES
Exchange Rate: 1 US$■

Kenya

Overview
Angola is an oil-rich nation located in southern Africa, on the Atlantic coast
of Africa, and bordered by Namibia, Zambia and the Democratic Republic
of the Congo. President Jose Eduardo dos Santos’ ruling party, the People’s
Movement for the Liberation of Angola, won a further term at the
elections in August 2012, having taken 72 percent at the polls. The country
has come a long way since its civil war ended in 2002. In 10 years Angola
has managed to transform its economy into a robust system, with real
GDP estimated at 8.2 percent and 7.1 percent in 2012 and 2013
respectively. This is an impressive increase in real GDP from 3.5 percent
in 2011, due to the rise in oil prices (oil production is expected to increase
to over two million barrels a day) 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. The
economy has a huge structural dependence on oil. Angola has high levels
of inflation. In December 2011 inflation was at 11.4 percent and increased
to 11.5 percent in January 2012. The government aims to bring down the
rate to 10 percent by the end of 2012. While the Angolan economy has
grown eight fold since the end of the war, reducing poverty has been much
slower.
Access to finance
Access to banking in Angola is for a privileged few, with only eight percent
of the population using the financial system. Despite these low numbers,
future projections suggest high growth potential. As of 2011, there were
23 banks. There is, however significant market concentration among a few
banks: Banco de Fomento Angola (BFA), the state-owned Banco de
Poupança e Crédito (BPC), Banco Africano de Investimento (BAI), Banco
Espirito Santo Angola (BESA) and the Banco Internacional de Crédito
(BIC) capture 85 percent of the savings market. In 2012, the National
Bank of Angola launched the Bankita programme in an effort to improve
access to banking services. This matched savings programme offers people
living in Kuito the possibility to open a bank account with only Kz100 (80
euro cents) and allows the accountholder to earn Kz60 for each Kz100
placed in the account.

94.56 Angolan Kwanza (Kz)

Main Urban Centres

Luanda (capital)

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

19 618 432
2.8
59
4.3
3.5
5 148
5 290
58.6 (2000)•
0.486 (148)
25.2% (2006)
70.2
18.8
12.8
172
39.2
3.6
10
18.2
10
60 000
80m²
250m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

In 2011, four banks (BFA, BIC, BAI and Banco Totta Caixa Geral Angola
(BTCGA)) offered mortgages. In 2012, it was confirmed that BPC will
also start offering housing loans. This comes after the rise of new city
centres that are being built in the country, and efforts by the government
to increase the role that commercial banks can play in providing housing
access. This year kicked off with the announcement by government to
establish a Housing Development Fund, a programme that aims to
provide credit for the purchase of a house. Nine banks will be involved
in this programme: BPC, BAI, BIC, BFA, BPA, International Business Bank,
and Commerce and Industry Bank. The fund will provide 80 percent of
the loan to value.
There is growing interest in the mortgage market. BAI, for example, is
now offering terms of up to 20 years, financing up to 85 percent of the
value of the property. Other banks finance house acquisitions as
consumer loans. These products typically have much higher interest rates
and shorter repayment periods, of around 36 months. Like other forms
of credit, lending for house acquisition is still low, but growing. Less than
eight percent of housing credit 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 Kz189 billion (US$2 billion) in
August to Kz84 billion (US$900 million) in July of the same year.
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The microfinance sector has seen some of the highest growth rates
on the continent and is often at the forefront of product
diversification. However, only two MFIs report to the MixMarket
(KixiCredito and NovoBanco Angola) with US$13.2 million worth
of loans dispersed to 12 686 active borrowers. Most microfinanciers
in Angola are financial banks; BAI in 2007 moved into microfinance
by acquiring NovoBanco and other banks such as BFA and Banco
Sol are diversifying into agricultural lending. KixiCredito is the largest
non-bank microfinancier, launched by Development Workshop. In
2011, KixiCredito had a gross loan portfolio of US$13.2 million, with
loans to 12 686 borrowers. Together with microfinance for small
business, it also offers a housing microfinance product known as
KixiCasa. This was developed on the realisation that more than 30
percent of business loans were being diverted for housing purposes.
The product enables groups of between three and five people to
access 10 month loans starting from US$800 and increasing to
US$2500 a year.
Lenders in Angola do not have access to a well-developed credit
information system and the public registry covers less than three
percent of adults. They have also had to make do without a national
identification system.
The social security system in Angola 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. There is some scope for harnessing
these resources for housing, both through lending to pensioners as
well as broader involvement in the residential development industry.
Angola does not have a stock market, although there are great
hopes for the promised plans to set one up.
ated by the banking sector, which in 2
Affordability
Angola has a reputation of having one of the world’s most expensive
real estate markets, and Luanda ranked second in Mercer’s 2012
survey. The focus of formal developers so far has been on the higher
income category. A two bedroom apartment rents on average for
about US$7 000 a month, while a three bedroom house in Luanda
costs about US$250 000. According to the World Bank’s Doing
Business 2012 report the minimum wage for a 19–year-old
apprentice is US$126 a month. It must be emphasised that the
supply of housing within an affordable price range for the 50
percent of the population living below the poverty line (estimated
by CEIC 2011) is very thin, and financing not readily available.
While Angola has one of the highest social expenditure’s as a
percentage of GDP on the continent, housing has not received
much attention until recently. Historically, attempts at facilitating
affordability for housing have been limited. 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. 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 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.
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The Angolan government has adopted four strategies that could
significantly improve poverty levels in the country. These are:
(i) Water for All – adequate and affordable water supply is to be

brought to 80 percent of peri-urban and rural families by the end
of 2012; (ii) My Dream, My Home – the one million houses
programme; (iii) decentralisation and fiscal deconcentration in
which democratically elected municipal councils will be in place after
2012; and (iv) a commitment to half poverty by 50 percent by 2015
in terms of the Millennium Development Goals.
Housing Supply
The civil war in Angola left a legacy of a highly urbanised population,
living in areas with little developed infrastructure for water, sanitation,
roads and electricity. According to the director of the National
Housing Institute (NHI), the estimated housing deficit is closer to
two million. Thirty percent of the population have no access to
electricity and less than 18 percent have access to piped water. The
rural areas are the most severely affected, and the government has
launched a strategy to supply 80 percent of rural and peri-urban
areas with water. Infrastructure limitations restrict housing
development in urban areas, and where it happens, make it
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 it faces.
For most Angolans, auto-construcao or self-build is the predominant
method of housing development. The concept of an ownermanaged building, a process that combines local tradespeople and
family labour, is fundamental to the traditional way of building houses
in Angola. There have been positive developments aimed at
harnessing this self-build energy to create better settlements and
prevent the development of slums. Apart from housing
microfinance being provided by one institution, the government has
recognised the potential of self-build, making it an important
element in its one million houses programme. This will be through
providing serviced and legalised land to families who wish to selfbuild.
The one million houses programme was announced in 2008 and
promised for completion by the end of 2012. The NHI was to lead
the project. President dos Santos announced that the cost of these
houses should be no more than US$60 000, which would, however,
be out of the reach most people. The public and private sector are
meant to deliver around 12 percent of these, co-operatives around
eight percent and the majority, more than 68 percent, through selfhelp. In this context, the state also announced it Social Housing
Programme to provide for various degrees of subsidy for housing
depending on income, including fully subsidised housing for citizens
who earn an equivalent of about US$150 a month and below.
Reservation of 100 000 hectares of land for housing purposes (of
which 32 800 will be in urban areas) distributed over Angola’s 18
provinces is also included as part of this ambitious delivery
programme. Critics, however, argue that the housing programme is
not delivering as expected and that the homes that have been built
often remain unoccupied and are poorly located, unaffordable, or
include plots for directed self-construction which remain empty
because of the high cost of labour.
Homeless International, a British NGO supported by UKAid, began
working in Angola in 2011 in partnership with Development
Workshop Angola. The organisations work to support poor
communities in Luanda to work together – and with governments
– to improve living conditions and reduce poverty for even the
poorest city residents. In 2012 Homeless International gave
Development Workshop access to its CLIFF line of financing for a
new social housing project in Huambo Province. End-user financing
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Cheapest house built by formal developer is US$ 60 000,
which requires a monthly payment of US$ 963,09 at a lending
rate of 19%.
Housing Development Fund to provide credit for the purchase
of a house.

ACCESS TO
FORMAL HOUSING
IN ANGOLA
<$2,00/day

Population
below national
poverty line,
68%

International Poverty Line;
70.2 % earn less than
US$ 60 per month%

for incremental housing is being provided by the MFI 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 still imported. The legacy of war left the country with
little local industrial capacity and limited skills, including in the built
environment and finance sectors. There are campaigns, including
financial incentives, to encourage the development and
establishment of local manufacturing capacity for cement, ceramics,
ironware and timber. There are a few, mostly foreign-owned,
property developers in the country.
Chinese investment in Angola is significant and this has come under
scrutiny in recent months. In July, BBC News reported on a “ghost
town” built in Kilamba by the China International Trust and
Investment Corporation at a cost of US$3.5 billion. Financed with
a Chinese credit line, which Angola is repaying in oil, the
development is one of the largest new-build developments on the
continent. However, less than ten percent of the 22 000 unit
development has sold. Covering 5 000 hectares about 30
kilometers out of Angola’s capital City, Luanda, the residential
development includes 750 eight-story apartment buildings as well as
schools and retail units to serve the expected population. When
President dos Santos spoke of the development, he said that it
exemplified the Angolan social housing policy. It is one of a several
new “satellite cities” being constructed by Chinese companies in
Angola. Flats in the complex are far too expensive for the target
market, however. At between US$120, 000 and US$200 000 a unit,
the housing is far from affordable for the vast majority of Angolans.
The Kilamba project failed to link the ideal of a quality social housing
project with the affordability realities of the target market. In
response to the problem, the government has recently announced
that some of the units in Kilamba will be defined as “social housing”
and offered to qualifying beneficiaries at subsidised rent-to-purchase
arrangement. The scheme proposes to offer a 30-year mortgage at
a subsidsed three percent annual rate of interest. This subsidy would
make loans available for higher paid public servants young enough
to commit to a 30-year mortgage. The administrative arrangements
for this programme, to be made through commercial banks, are still
not clear. Nor is it clear whether this subsidy would be extended
to the housing in other satellite towns, and whether it could be
sustainably applied to the full, low-income population in Angola.
Property Market
The demand for 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. Development
Workshop with the support of the World Bank carried out the first
comprehensive study of Luanda’s urban land markets in 2011. It
demonstrated that there was a thriving land market but it operated
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 this lucrative market at the higher end has
slowed down considerably, mainly because of the recent economic
downturn. What should develop in the future is a more active
housing market, catering for middle income earners, as developers
and the government shift their interest to this segment.
Policy and regulation
Policy and legislation around land tenure is a major hindrance to the
growth and development of the 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. According to a study by Development Workshop,
only 20 percent of land has been accessed through formal means
and has clear title. The government needs to provide greater
security of tenure for poorer households, extend the coverage of
the land registry, and introduce simplified and rapid procedures to
allow acquisition of formal tenure rights. The many overlaps
between the various state actors in granting property rights need to
be clarified. 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.
Angola has dropped by one point, from 171 in 2011 to 172 in 2012,
on the Ease of Doing Business indicator in the World Bank’s Doing
Business survey. However, the country has improved its land registry
and moved up 45 places to 129th in 2012. This can be attributed
to Angola reducing property transfer taxes. Angola still ranks among
the worst in the world for ease of contract enforcement – sitting at
181 in 2012. 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 nº 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.
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Regulations to implement the law are yet to be promulgated,
however. Also, the government in July 2009 approved an ordinance
that grants duty-free imports for various materials for the
construction of housing.
Opportunities
Angola has strong potential to receive inflows of foreign direct
investment thanks to its natural resource wealth and 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 to sustain its economic
growth in the long run as well as create greater facility for other
sectors, beyond extractive related ones, to grow. Foreign direct
investments have come mainly from China and it has since come to
play a major role in the economy of Angola. Around 40 percent of
Angola’s oil exports are to China, totalling over US$20 billion in
2011. China will continue to play a role in Angola’s economy in the
foreseeable future, especially within the construction sector. Angola
draws from China its professional contractors to undertake most
infrastructural projects in exchange for oil.
The real estate sector has historically been overly focussed on highend housing developments because of the ready market from oil
companies, amid record prices and exports in 2007 and 2008. This
has changed with the recent economic downturn, and more and
more developers are realising the potential for more affordable
housing, targeting the middle to lower middle income earners in the
country’s urban centres. There are opportunities both in financing
and development. The ambitious government housing programme
will further provide opportunity for residential financers and
developers if incentives are fully implemented. In February this year,
the Chinese minister of commerce together with Angolan locals
announced plans to construct 100 000 houses in 14 provinces of
Angola, another example of the turnaround by the Chinese from
focusing solely on infrastructure projects. There is, however, room
for the development of the affordable housing segment.
Housing microfinance presents big opportunities, having the
advantage of a supportive legislative regime that formally recognises
incremental housing, an established tradition of microfinance lending,
established practices by players such as Development Workshop,
and recognised significant demand for it.
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Benin
KEY FIGURES
Exchange Rate: 1 US$■
Main Urban Centres

Kenya

Tanzania

Malawi

Mozambique

Overview
Benin is a small country in the West African Economic and Monetary
Union. For a long time, agriculture has been the main driver of the Benin
economy. This has significantly changed over the last decade, with services
taking the lead in terms of contribution to the GDP. In 2009 and 2010,
agriculture production slowed down due to a decrease in public
investment, and floods. This led to a decrease in the GDP growth rate in
2009 and 2010, which was 2.7 percent and 2.5 percent respectively, moving
from 5 percent in 2008. The economy is expected to gradually recover in
the next few years, evidenced by the forecasted growth rates, 2.5 percent
for 2011 and 3.7 for 2012. In the 2012, the World Bank Doing Business
Report ranked Benin 175th out of 183 economies on the "ease of doing
business" global index, moving down by 2 ranks from the 2011 edition.
Access to finance
The country’s financial sector is concentrated with commercial banks; other
sectors are still in their infancy stage. At the end of 2011, there were a total
of 13 commercial banks amounting to 125 branches. Deposits to these
banks were estimated at CFA francs 1,248 billion in 2011, while the loans
disbursed were estimated at CFA Francs 845 billion. Most of the loans
(53 percent in 2011) disbursed by the banks are short term credit loans,
while only three percent of the portfolio comprises long term loans.
Access to credit as measured by credit to the economy was 25 percent
of GDP in 2011. With a relatively moderate lending rate, which ranges
from 10 percent to 13 percent, and an average interest rate of 11.3
percent over the period 2009 – 2011, most stakeholders have cited the
lack of long term financing as the main reason for the low provision of
long term credit. As at 2008, the other stakeholders in the financial system
included two pension funds (serving 45 000 citizens in the country), and
the insurance sector, with an insurance premium equivalent of 1.2 percent
of the country’s GDP.
Housing finance has been growing in the country, with banks as the main
drivers. Some donors have also shown some interest in the sector. Most
housing loans in Benin are provided by banks in two forms: medium term

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

508.1 West African (CFA)
Porto-Novo (capital),
Cotonou
9 099 922
2.8
42
3.8
3.1
802
1 630
38.6 (2003)+
0.427 (167)
0.70 (2002)
75.3
3.5
175
10.5
0.4
3.2
21.7
9
13 131
44m²
250m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

construction materials loans and group lending. The medium term
construction materials loan products are granted to individuals with a
varying interest rate that ranges from 10.5 to 13 percent, and a repayment
term that ranges between three to five years. The group lending products
are usually granted to private organizations or to parastatals to distribute
to their employees, where the organization would be responsible for the
repayment of the loans. Products such as “consumption loans” (2-year
maximum term) or “equipment loans” (5-year maximum term) are often
used as housing finance, and often for home improvements. Some banks
however 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.
The Benin Housing Bank was founded in 2004 by a public private
partnership between the government and private stakeholders including
the Bank of Africa, as a way to provide solutions to the demand of housing
finance in the country. The bank is the first of its kind in the country. The
bank is expected to provide 50 percent of its loans to affordable housing
projects, although this target is not always achieved. Some specificities of
this focus include: the maximum borrower’s net monthly income should
be CFA francs 250,000 and the maximum value of the housing units or
the improvements should be CFA francs 150,000 per square meter,
within an upper limit of CFA francs 12 millions. At the end of 2009, the
total amount of outstanding loans was estimated to be CFA francs 17 billion.
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Of this about 50 percent was made of short term housing loans to
developers. BHB is reportedly the originator of about 50 percent
of housing loans in Benin. In 2010, the French Development Agency
(AFD) launched a housing finance study in order to provide a Euros
7,5 million concessional credit line to the BHB. The study was
completed, but it is not clear yet whether the credit line will be
provided.
In 2010 the West African Economic and Monetary Union
(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 (about
US$ 10 million) required from all banking institutions within the
WAEMU monetary space by the WAEMU Bank commission. This
increased the available resources for the bank and should increase
the number of housing loans and other medium to long term credits
in the future.
While the Republic of Benin is known to be one of the most stable
democracies and economies in West Africa over the past 20 years,
lending interest rates offered by its banks are among the highest in
the WAEMU. In 2011 the average interest rate was around 11.5%.
The savings culture of Beninese has driven the growth of
microfinance in Benin, making it a significant player in the country’s
financial system. There are about 21 registered MFIs in the country
of which the “Fédération des Caisses d’Epargne et de Crédit
Agricole Mutuel” (FECECAM) is the biggest. FECECAM gathers
more than 80 percent of household deposits. At the end of March
2012 the total number of clients of FECECAM was estimated to be
more than 682,487 – 40 percent of the total of clients in the sector.
The penetration rate of microfinance reached 80 percent in 2012
with a total number of clients of more than 1.6 million. At the end
of March 2012 a total of 6.8 billion CFA Francs represented the
total outstanding debt. A significant change in the microcredit sector
in the joining of LITTO Finance as the second corporate
microfinance institution with FINADEV, a branch of the ORABANK
group. Some of the microfinance institutions offer housing finance
products. For example, PADME offers up to 10 million CFA Francs
with duration of 60 months, and an interest rate of 1.5 to 2 percent
per month. A critical challenge facing these housing microfinance
institutions is the limited amount of resources available to manage
in the longer term, larger size housing loans.
Affordability
In Benin, affordability is a serious issue since revenues are relatively
low compared to cheapest housing unit prices. According to the
2010 survey on the living conditions of households, more than 55
percent of the population in Benin lives below the international
poverty line of US$ 2 a day; and less than one percent of the Benin
population belongs to the upper class of the revenue distribution
chart. At the same time, the cheapest properties cost about 200
times the median revenue.
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Affordability of housing is impeded by rapid escalations in land prices,
especially in newly urbanized areas. However, urban development
is not the only driver of the land price. Speculation plays a big part
in this, with more and more intermediaries positioning themselves
between property owners and buyers. Increasing land prices have
driven lower and middle income people to move further and
further from the inner city, to where they can afford to buy a land.
Adding to the rising land price is the increase in the price of
construction materials. For example the price of a ton of cement
produced locally has increased by more than 30 percent in last five
years. The Government of Benin explained it wanted to align with
prices in other countries of the region to avoid potential shortage

that could be created by a higher incentive for producers to export
their production for higher prices.
Owning a property requires a minimum of CFA francs 8.9 millions
for a one-bedroom housing unit in the new Government 10,000
affordable housing units programme. This cost amounts to CFA
francs 11 million and 12.8 million respectively for a 2-bedroom and
a 3-bedroom house. The programme delivered some 2100 housing
units in 2012. However, none has been sold yet because of delays
in the titling of the programme areas. This number will add to 240
high end villas costing a minimum of CFA 350 million and built
between 2008 and 2010. Properties in business or industrial estates
cost as much as CFA francs 144,261 per square meter. At the same
time salaries in Benin are very low. The average monthly salary is
estimated to some CFA francs 32,800 or US$ 66. In other words,
the cheapest housing unit costs 271 times the monthly average
salary.
In the face of such challenges, people develop creative ideas to be
able to save and self-build their housing. Some form informal savings
groups (known as in-kind tontines) to help them acquire housing.
This scheme is set up by members to access building materials,
mostly cement, to build their own houses. A beneficiary in the group
is chosen randomly, each member benefits only once; and the
tontine runs until all members have benefited. However, as the cost
of building materials increases, the feasibility of this kind of savings or
investment scheme has been called into question.
In July 2010, the West African Economic and Monetary Union
created a regional mortgage refinance fund called Caisse Regionale
de Refinancement Hypothecaire – CRRH, which will be 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 aims to provide long term resources that will
allow lenders to develop long-term mortgage products at relatively
moderate rates. The West African Development Banks is expected
to increase its contribution to CRRH to CFA Francs 55 billion in
the future. In July 2012, the CRRH launched its first bond on the
regional WAEMU financial market to mobilize 10 billion CFA francs
(about US$ 20 million) for mortgage resources from its 30 plus
shareholders (of which 3 are from Benin).
Housing Supply
There are four major contributors to the housing stock in the
country: households, government agencies, public-private
partnerships, and the private developers. However, formal housing
supply has still lagged behind the demand in the country, despite
noted efforts. In 1978 the Benin government established
SONAGIM – Societe Nationale de Gestion Immobiliere (National
Society for the Production of Housing) as a strategy to increase the
access of affordable land and housing to low income households.
At the same time, the former Benin Development Bank (BBD) and
a number of other public companies had been involved in the
production of housing units until 1990. The most significant housing
project plan by SONAGIM was the construction of 1000 housing
units in Cite Houeyiho, while the government provided the
infrastructure needed, only 149 housing units were built. As a result
of structural problems, the organization was dismantled in 1998 and
replaced by Societe de Construction et de Gestion Immobiliere
(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 projects have been in the
affordable housing space, for example, the Arconville project in
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The CRRH launched its first bond on the regional WAEMU
financial market to mobilize about US$ 20 million for mortgage
resources.
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<$2,00/day

The cheapest house built by a developer is US$ 13 131. To
purchase this house one would have to pay US$183.8 monthly
at 15% lending rates over a 15 year period.
International poverty
line; 75.3% earn below
US$60 per month

Housing loans provided by Benin Housing Bank require a
minimum of US$22 per month.

Population below
national poverty line,
39%

partnership with Shelter-Afrique for the construction of 10,000
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 all over the country in partnership with the Servax
Group (although this 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 contribution to the financial set up of the programme.
This contribution has been complemented by a total commitment
of more than CFA francs 10 billion by the Benin Housing Bank. The
government is in negotiations with the Islamic Development Bank to
set up a new housing project that will become the biggest housing
project ever in the country with the goal of delivering some 20,000
affordable housing units. However, there is currently no clear
indication on when the negotiations will be completed and when
the project will get started. Also, the UNDP has set up a
programme with the Ministry in charge of housing called the
‘Government Pilot Programme for the Improvement of Rural
Housing and Living Conditions of the Poorest and the Development
of Traditional Housing in Benin’. However, the programme is
currently experiencing funding shortage which has hampered the
expected smooth implementation process.
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, thus increasing the available housing units.
Property Market
According to the 2012 World Bank Doing Business Report survey,
Benin ranked 117th out of 183 countries on the “Dealing with
construction permit” indicator; making it one of the lowest ranking
countries in the world. Indeed, it currently takes an average of 372
days, 12 procedures and costs 132.6 percent of per capita income
to obtain a construction permit. Likewise, registering a property
takes an average of 120 days, four procedures and costs 11.6
percent of the property value, making Benin rank 130th of 183
countries.
Currently, 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 on in preparation of the CENSAD summit in
2008 on the market. The sale of the 2,100 units made available on
the Government 10,000 affordable housing unit program was
supposed to boost property markets. Unfortunately problems such
as delays in established titles on the programme zones are major
hindrances to this.

Despite important progress made in securing property rights on
lands by the Millennium Challenge Programme which took place
between 2007 and 2011 in Benin, trade of empty plots continues to
be limited by the absence of a cadastre and limits (the length and
cost of the process) in establishing land titles on plots on the market.
Policy and regulation
Benin’s first housing policy was adopted in 2005. Before that,
government interventions were implemented without a real policy
framework. The housing policy complements other urban
development policies in the country like the National Land Use
Planning Policy statement and the Urban Policy Statement. Some of
the objectives of the policy include: 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 new housing policy framework
prescribes that land subdivisions in any given 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 process, as the specificities of their role in the policy
framework are not clear. The implementation strategy for the
housing policy framework includes the improvement and the
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.
A National Land Use Planning Policy was adopted in 2002, even
with the absence of a housing policy and a policy framework for
the management of land and space in the country. Some of the
objectives of the policy included: the promotion of land use planning
and rational management of resources and the strengthening of
basic infrastructure at the local level. The success of this policy
framework is yet to be seen, even as the policy is not well known
to prospective stakeholders like local governments.
Opportunities
One important characteristic of Benin people is the pride they take
in owning their house. As such the demand for housing is
considered to be very high in Benin, even though there are no
updated estimates of such demand. There is also a strong
commitment of the Benin Government to invest in the housing
sector. The launching of the 10,000 affordable housing units
programme in 2008 is an illustration of this commitment.
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A draft white book on land policy has been developed in 2010 with
the support of the Millennium Challenge Account Benin, and should
soon be enacted into formal policy. Once enacted the white book
on land policy will provide the ground for stronger property rights
on land and offer better security for investment, including in housing.
Indeed, the white book will among other things help to secure
access to land and land ownership; to facilitate the access of public
authorities to land; to improve the management by the State and
decentralized communities of their respective jurisdictions; and to
regulate land transactions and land transfers.
With the intervention of the Millennium Challenge Account
programme in Benin which closed in 2011 after five years of
implementation, an important number issues relating to land title
have been addressed, which together will secure land property
rights and thus take out of the way, at least partially, a major
constraint to the housing sector in Benin. Other development
partners such as the German GIZ are also willing to support the
Benin government on land security issues.
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Sources
1. Joachim, B. (unpublished 2011). Access to Housing Finance in
Africa: Exploring the Issues. (No 15. Benin Republic. Study
commissioned by the FinMark Trust with support from the
African Union for Housing Finance
2. World Bank (2012). Doing Business Report: Benin
Websites
www.allafrica.com
www.africaneconomicoutlook.org
www.banque-habitat-benin.com
www.doingbusiness.org
www.mcabenin.bj
www.mfw4a.org
www.unhabitat.org
www.worldbank.org
www.lejustesalaire.com
www.bceao.int
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Botswana
KEY FIGURES
Exchange Rate: 1 US$■
Main Urban Centres

Kenya

Tanzania

Malawi

Mozambique

Overview
Botswana is a land-locked country in Southern Africa, with just over two
million people, and known for its mining and natural resource base. Home
to the headquarters of the Southern African Development Community,
Botswana has been one of the fastest growing economies in the region.
Following a dip in demand for its resources which reflected in its poor
GDP figures in 2008 and 2009 (-3.7 percent), Botswana is experiencing
renewed interest in its diamond resources. By 2011, the economy
rebounded and grew by an estimated 6.9 percent. GDP growth of 7 percent
is expected for 2012. Healthy customs revenue from SACU will boost
the fiscal surplus to 1.5 percent of GDP in 2012/13 (April – March) and
2.7 percent of GDP in 2013/14. Thereafter, higher government spending
will cause it to fall to 2.4 percent of GDP in 2016/17. Gross savings
represent 26 percent of GDP. In the World Bank’s 2012 Ease of Doing
Business report Botswana was ranked 54 out of 183 countries, the third
highest in Africa after Mauritius at 17 and South Africa at 34. Botswana
ranks fourth, after Rwanda with South Africa coming in second and
Mauritius retaining the first position. The 2011 Ibrahim Index of African
Governance ranks Botswana 4th in Africa in terms of overall sustainable
economic opportunity, with a score 68 percent.
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 (US$7 403 in 2010). There are
eight commercial banks in Botswana and according to the Global Financial
Inclusion Index, 30.3 percent of the adult population over 15 years have
access to a formal financial institution. The IMF’s Financial Access Survey
(2010) suggests that there are 9,15 commercial bank branches and just
over 30 ATMs per 100 000 adults. According to the second FinScope
survey undertaken in Botswana (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.
Nevertheless credit to households is generally on the increase and by the
end of 2009, this was 57.9 percent, up from 56.9 percent the previous
year.

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

7.67 Botswana Pula (P)
Gaborone (capital),
Francistown
2 030 738
1.2
61
2.5
5.1
8 680
14 650
64 (1994)+
0.633 (118)
17.8 (2009)
49.4
11
5.6
54
30.3
1.4
2.4
7
2.3
8
57 575
58m²
400m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

Unsecured lending dominates the retail credit sector. The size of the
mortgage market is small with mortgage debt to GDP at only 2 percent.
According to FinScope Botswana (2009), only one percent of adults have
a mortgage bond or housing loan from a bank. Of the 11,1 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.
There are eight commercial banks in Botswana. Mortgage finance is
provided by some of these, as well as Botswana Building Society (BBS),
which is the market leader in mortgage lending. As of 2012, BBS held
5 488 mortgage loans, up from 5 206 loans in 2011. The society provides
mortgages over 5, 10 or 15 years with a fixed rate. In 2011, the average
loan size was about P550 000 (US$80 465). According to the World
Bank, commercial banks’ outstanding property loans to households was
P3 927.6 million (US$ 514 437.16) in June 2012, an increase from last
year’s P3 594.9 million (US$ 470 932.05).
A variety of mortgage products are available. The BBS has a mortgage
product, introduced in 2010, which incentivises new home buyers to save
towards their mortgage. It has also launched a fixed-rate mortgage for
terms as high 30 years, although borrowers can also pay in advance.
Interest rates charged are currently between 11.8 percent for the Variable
Rate Mortgage, and 10.7 percent for the Fixed Rate Mortgage. Stanbic
Bank offers mortgage loans with a maximum tenor of 20 years and a loan
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to value ratio of up to 90 percent. Stanbic also offers a construction
loan. 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 – P2.5 million (US$ 9 825.00 to 327 500.10).
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 involve
no more than 40 percent of gross income. Barclays Botswana offers
mortgage loans with tenors of up to 300 months.
The financial institutions and government in Botswana have worked
hard to ensure housing affordability the development of relevant
loan products. Government assists all Botswana citizens to purchase
or develop properties by guaranteeing 25 percent of all loans
secured through the BBS. While financing a completed house is
beyond most Botswana’s citizens (Standard Chartered Bank’s
minimum income requirement for a mortgage, for example, is P3000
(US$ 393.00), small construction or housing micro loans offered by
financiers can theoretically reach more people, who can then build
incrementally. The state-funded Self-Help Housing Agency (SHHA)
provides loans of as little as US$1,000 and up to a maximum of
P60,000 (about US$7 500) at no interest repayable over 20 years.
The SHHA loans are accessible to both urban and rural households
earning annual incomes of between P4,400 (US$650) and P36,400
(US$5 376). Beneficiaries can use the loan for extension or
renovation of an existing house and/or completion of a house. This
bridges the affordability gap considerably, because it lowers the
qualification threshold and allows workers earning very low salaries
to access finance (at the lower limit of the criteria, US$53 a month,
which is within the poverty line). However, this does not completely
solve the problem of access to housing finance for all. This is because
even at this very low wage threshold some people are still excluded
– only 32 percent of urban adults and 34 percent of rural adults
earn their income from salaries or wages. 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 hadn’t 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 P20 000 (US$2 954). NGOs such as Habitat for Humanity
help cater for the excluded, considering the income thresholds of
the SSHA as well as the considerable backlogs in the system. With
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their highly subsidised interest rate mortgages of between three to
six years and use of the sweat equity of the beneficiary, a loan for a
two-roomed house requires as little as US$23 a month to service.
Botswana’s microfinance industry has increased reach of finance
services generally. This form of lending has also been associated
with consumer spending, as well as with education and emergencies.
Housing microfinance remains uncharted territory in Botswana,
although some lenders are moving into this space, notably Select
Africa.
Botswana has one of the more active credit information sharing
sectors in the SADC region. The credit bureaus in the country cover
about 59.6 percent of the country’s adult population (World Bank,
2011), scoring a 4 (out of a possible 6) in the World Bank index on
the depth of credit information.
Botswana’s pensions industry is large with about 115 pension funds,
and its 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 insufficiently clear in dealing
with pensions and this has undermined the growth of this product.
Affordability
According to FinScope Botswana 2009, 27 percent of adults in
Botswana do not earn an income, while another third earn less than
P500 (US$74) a month. In most urban households (49 percent)
there is only one income earner; in 28 percent there are two
income earners, and in 15 percent there are three or more income
earners. Eight percent of urban households and 13 percent of rural
households have no income earners. Fourteen percent of
households across Botswana have an income of less than P500
(US$74) per month. Access to mortgages is constrained by
household income.
The Botswana Housing Corporation is a leading housing developer.
BHC’s low income housing product is a 58m2 house on a 400m²
plot. This costs about P460 000 (US$ 57 575).
Housing Supply
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 follows an existing 3 100 hectares of land which had already
been acquired, worth P60 million (US$ 7 860 002.48).

Cheapest house build by formal developer in 2012 is US$ 57 575.
Requires a monthly payment of US$654.4 over 15 years.
Average loan size by BBS is US$ 80 465 at 5, 10 or 15 percent.
Fixed rate terms such as 30 years have been launched by BBS.

<$2,00/day
International poverty line: 49.4%
earn below US$60 per month
Population below national
poverty line, 30%
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Government Guarentees 25% of all loans secured through the
BBS.
Home acquisition/construction loan product by SSHA requires
incomes of a lower limit of US$53 (which falls within the
poverty line) and upper limit of US$445.
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The supply of ready-built housing units in Botswana is low – both in
the low and high end markets – and most people self-build for
occupation. FinScope Botswana 2009 finds that 43 percent of
households live in inadequate accommodation – either
overcrowding in formal dwellings, or living in informal dwellings.
Targeting this market, the SHHA allocates plots and provides finance
for self-build. Introduced in 1973, the SSHA has enhanced the
accessibility of housing by providing serviced starter plots, low loan
amounts and very concessionary interest rates. The rate of delivery
by the SHHA has been unable to meet the demand for plots, and
there is a backlog of more than 15 years. It also suffers from poor
repayment rates. Through the SHHA, the government introduced
a Turnkey Scheme, in which the can purchase completed houses at
a cost of P60,000 (US$8,760), financed by the SHHA at no interest
over 20 years (interest is raised to 10 percent for those who
default). According to FinScope Botswana 2009, 40 588 adults
occupy SHHA houses (the majority of them owners) and another
28 546 rent small houses on an SHHA plot.
Striving to be the best property developer and estate manager in
the country, the Botswana Housing Corporation (BHC) was
established by an act of Parliament in 1970, to provide housing, office
and other building needs of the Botswana Government, local
authorities and the general public. The BHC has a large estate of
flats, town houses, and a balanced mix of high, medium and lowincome 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.
The BHC builds close to 1 000 houses a year across the country. In
2010, they completed 1 400 units in four projects. These included
545 houses in Gerald Estates in Francistown, 107 in Serowe, 111 in
Maun and 720 units in Block 7 in Gaborone. In 2011,a further 1 424
housing units completed and another 2 400 were initiated. In terms
of the National Development Plan 10, construction of 29 000
houses is planned for the next seven years.
Property Market
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 mortgageable stock 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.

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.
Opportunities
Botswana is a relatively stable, well-managed economy that has
shown significant growth over the last few years. Finance for selfbuild housing still offers significant prospects for growth, due to this
being the preferred method of building, even among the middleand higher income categories. HMF 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.
Sources
1. Heymans, M (unpublished 2011), Credit Bureau activity in
SADC countries. Draft report prepared for the FinMark Trust.
2. Melzer, I (2011), An access frontier for housing finance in
Botswana. Presentation commissioned by FinMark Trust and
prepared for the AUHF Conference and AGM, September
2011.
3. Rudloff, L (2007). Access to housing finance in Africa: Exploring
the issues. (No. 2) Botswana. Study Commissioned by FinMark
Trust and Habitat for Humanity
4. World Bank (2011) Doing Business Survey: Botswana
Websites
www.africaneconomicoutlook.org
www.allafrica.com
www.doingbusiness.org
www.finscope.co.za
www.globalpropertyguide.com
www.imf.org
www.mfw4a.org
www.mixmarket.org
www.worldbank.org

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 doing business report
(2012, it takes on average 16 days to register a property in the
country, and the process costs about 5 percent of the property
value. Thus, this is indicative of the relative efficiency of the country’s
registration process.
The Botswana Development Corporation (BDC) is currently in the
process of developing a property fund which is hoped will result in
a class of investible assets for the country’s citizens and property
managers. The property fund will focus on various properties from
the housing, commercial and industrial sectors.
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Burundi
KEY FIGURES
Exchange Rate: 1 US$■

Overview
Burundi’s economy has shown modest growth and recovery over the past
five years, thanks to government efficiency and economic management
reforms. Following a 13 year period of civil war, from 1993 to 2005, several
reforms have been implemented to improve the management of public
resources, and to promote private sector development and job creation.
Burundi was ranked among the top 10 most improved economies in the
World Bank’s Doing Business 2012 report. However, the macroeconomic
environment remains fragile and real GDP growth rates are low by regional
standards, and there are concerns whether the growth rates will be able
to meet the country’s development requirements in the short to medium
term. Real GDP has increased marginally from an annual average rate of
2.9 percent between the early 1990s and mid 2000s, to 3.9 percent and
four percent in 2010 and 2011. In their case study on Burundi, Leontine
Specker and Ivan Briscoe note that if Burundi was to maintain the low
economic growth, the country would need about 225 years to halve the
current poverty rate of 68 percent. According to the Core Welfare
Indicator Questionnaire Household Survey in 2006, 69 percent of
households in rural areas lived below the poverty line, and 35 percent of
households in urban areas lived below the poverty line. These estimates
are based on an adult-equivalent poverty line of BIF627 (US$0.51) a day
in urban areas and BIF525 (US$0.43) a day in rural areas.
The structure of the economy remains rural with 90 percent of the
population living in rural areas engaged mainly in agriculture. The
urbanisation level is estimated at 13 percent in 2007, 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$279 in 2011.
A major concern is the high annual population growth rate – three percent
in 2011, which is among the highest in Sub‐Saharan Africa. In 2011, Burundi
ranked 185 out 187 in the Human Development Report’s annual rankings
of national achievement in health, education and income.

1466.01 Burundian Franc (BIF)

Main Urban Centres

Bujumbura

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

8 575 172
2.3
11
5.3
4.2
271
610
33.3 (2006)•
0.316 (185)
93.5% (2006)
13.3
169
7.2
0.5
1.9
28.3
1.6
17
17 940
120m²
40m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

Access to finance
Burundi’s financial sector is underdeveloped, though showing high
prospects of growth, particularly with the increasing penetration of foreign
banks, which may potentially boost competition, financial innovation, and
access to finance. There are nine commercial banks (Commercial Bank of
Burundi (BANCOBU), Bank Financing and Management, Burundi Bank
for 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 FPHU – Fund for the Promotion
of Urban Housing and the BNDE – National Bank for Economic
Development) in the country with total assets representing 54 percent
of GDP.
Most financial firms have only been partially privatised, and the state is
still the most important shareholder either directly or through stateowned companies. The state has representatives on the boards of almost
all major financial institutions. In 2012, state ownership in the banking
sector was estimated at 3.6 percent of total capital of commercial banks.
Government also has substantial influence in the banking sector through
its public entities that own up to 31.6 percent of the capital of all banks
combined. The government is also a majority shareholder in BANCOBU
and BCB. Hence, the government is able to influence the management
of banks through the nomination of its representatives to the board of
directors. The government’s presence also has implications in the
allocation of credit, directly through borrowing by state entities and
indirectly through political pressure on bank management
Two banks, BCB and BANCOBU, dominate the banking sector and
accounted for 43 percent of deposits, 42 percent of total assets, and 42
percent of credit allocated in 2008.
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Burundi has a woefully low bank penetration rate, estimated at
about two percent of the population (166 000 Burundians) at the
end of 2011. This has made access to finance a challenge, particularly
among the middle and low income households, given that the banks
focus on the small urban elite. Less than 0.5 percent of the
population has accessed a bank loan. Loans are offered on shortterm gains (less than three percent of the loans are either medium
or long-term), and are subject to excessive political influence.
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.
MFIs have played a larger role in enhancing access to finance. Even
so, only four percent of the population (332 000 Burundians) are
members of MFIs. There are 26 licensed MFIs offering various
products, including savings, deposits, and short to medium-term
credit. In 2010, MFIs had issued 300 000 loans. However, these
loans were few, and unable to generate the sort of developmentoriented, stable loan portfolio that Burundi required to sustain high
growth.
Most MFI lending is not based on group and solidarity lending
models. The individual loan products they offer, in most cases,
exclude households that do not have regular incomes or property.
The absence of sound group lending models suggests that MFIs can
never reach their potential as key instruments in poverty eradication.
According to the African Economic Outlook, the financial sector
market penetration of MFIs is weak; MFIs constitute only seven
percent of the total credit issued by financial institutions. With
savings, 26 percent of the total population that is served by financial
institutions saves with MFIs.
Burundi’s housing finance sector has grown over the last five years.
The mortgage portfolio has increased by over 150 percent from
BIF1.44 billion (US$1.17 million) in 2007 to BIF4.36 billion (US$3.54
million) in 2010. As a percentage of GDP, however, the housing
finance sector is insignificant by regional standards – 0.15 percent of
GDP in 2010, compared to Uganda – 4.6 percent of GDP in 2010
and Kenya – 2.6 percent of GDP in the same year.
In 2010, the number of mortgages on the market was estimated at
about 350, and the average size of a mortgage was estimated at
BIF12.3 million (about $10,000). The majority (90 percent) of the
mortgages were held by local residents, particularly employees of
financial institutions that offer mortgage finance. The diaspora held
about 10 percent of the mortgages, acquired through the diaspora
programme of home improvement. The diaspora has played a
relatively commendable role in increasing the supply of housing –
mainly rental units, and the development of the real estate market.
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One bank, BBCI, and the two non-bank financial institutions, FPHU
and BNDE, offer housing finance products, on a short, medium and
long-term basis. FPHU is the largest housing finance provider and
accounts for nearly three-quarters of the market. Products include
the Home Savings Plan and the Home Savings Account, which were
launched in 2004. By March 2008, about 288 individuals had
subscribed to these products, with a portfolio of about BIF832.4
million. Terms for accessing housing finance products include
employment should be on permanent for the period over which
the borrower will pay the loan; domiciliation – the borrower should
have a permanent residence; collateral – land title; and surety from
the spouse or partners. In 2009, BNDE issued 36 housing finance
loans (valued at BIF399 million (US$0.324 million), comprising two
short-term, six long-term and 28 medium-term loans. The housing
loans include refinancing of mortgages, home building, home
completion and home improvement.

Between 2011 and mid-2012, the total number of mortgages issued
by these three institutions were estimated at about 500, targeting
only high income earners. As a result, the housing finance sector is
characterised by unmet demand, particularly among middle income
earners. High prices (between BIF20 million (US$16 250) and
25 million (US$20 313) for a modest house (two bedrooms,
measuring 120m2) make housing unaffordable for the bulk of the
population. Deterioration of existing housing stock is another factor.
The number of refugees that returned after the civil war in 2005,
estimated at 500 000, have also boosted demand for housing.
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 high even though they have declined over the past
few years to reach 16 percent in 2010. MFIs are not authorised to
grant mortgage loans. Home improvement loans are not part of the
products offered by MFIs. Nonetheless, some of the business loans
issued have indirectly gone towards home improvement.
A major challenge in providing mortgages is the lack of long-term
funding schemes within the domestic banking system and the lack
of a developed pensions and insurance industry, which are crucial in
resource mobilisation and maturity transformation.
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. Most of the land is undocumented and
existing land records are outdated. By 2008, only 46 000 plots of land
had been titled – slightly more than one percent of the country’s
surface area. The procedure for land registration is cumbersome and
inaccessible to the public. In the Doing Business 2012 survey, Burundi
ranked 109 out 183 in the Registering Property index. It takes 94
days and five procedures, and the costs of registering property are
estimated at 5.6 percent of the property value.
In 2008, the government established a National Land Commission
responsible for Land Reform. The commission will decentralise
cadastre and land registration offices, and amend and modernise the
1988 Land Code. Notable achievements that have been made by
the commission include the government adopted a new national
land policy in 2009 – the Lettre de Politique Fonciere, and in 2011,
a revised land law promulgated. At the beginning of 2012, 11
municipal land services were already functional (out of 129
municipalities).
Affordability
Affordability of housing finance in Burundi is low. The informal
private sector is the principal provider of employment with a share
of more than 75 percent, followed by the public service (10.3
percent) and public companies (7.5 percent).
The informal private sector constitutes mainly unskilled workers, whose
monthly wage ranges between BIF4 000 (US$3.3) and BIF37 500 (US$30.6).
This income is in most cases inconsistent, and too low for banks to lend
against. It is also not sufficient to provide a decent standard of living
for unskilled workers (the worker and family).
Public servants, who boast of a guaranteed monthly salary, are
eligible for housing finance. Their salaries, however, are too low for
banks to lend against. Efforts have been made to revisepublic
servants’ salaries, and in 2010, the government raised salaries of
individuals in selected ministries, including justice, education, and state
inspection. 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$24.7) and BIF 175 000 (US$142.1). These salaries are well
below the minimum (BIF 1 million) required by banks to offer
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mortgage finance. Judges earn between BIF115 000 (US$93.5) and
BIF270 000 (U$219.2), which is also below the minimum required
by banks for mortgage finance. The only government officials whose
salaries are eligible for housing finance are ministers and members
of parliament. These officials earn between BIF1.5 million (US$1 236)
and BIF3 million (US$2472).
As an illustration, a middle income married couple of university
degree holders employed in the public service would each earn
BIF100 (US$81) a month. Housing construction costs in middle
income suburbs of Bujumbura are estimated at BIF184 000
(US$150) per square meter. Therefore a house of 120 m2, one of
the smallest houses on the market, will cost BIF22 080 000
(US$17 940). To pay with terms of a 15-year tenure, at an interest
rate of 18%, and given that a standard monthly payment of a
mortgage should not exceed 40 percent of a household’s salary, the
combined salary (BIF200 000 (US$163) would not be sufficient to
pay off the house. The couple will have to make monthly payments
of BIF355 581 (US$289), which is well above their combined salary.
Individuals, who earn below $163, constitute about 80 percent of
the public sector. A house of BIF22 080 000 (US$17 940) can only
comfortably be afforded by ministers and members of parliament.
Housing supply
Most households in Burundi live in their own homes, particularly in
rural areas. Findings of the 2006 Household Survey established that
93.3 percent of households, including both rural and urban areas, own
homes; 4.6 percent rent and 1.4 percent are accommodated free.

Immobiliere Publique (SIP-Public Building Society) as a parastatal
organisation, charged with implementing and managing all housing
operations of the government, including improvement or development
of urban and peri- urban housing in Burundi. In addition, the
government created ECOSAT for land development and
construction of houses for public servants and the private sector
with low incomes.
However, since their establishment, SIP and ECOSAT have only been
able to meet a limited amount of the housing demand. By 2008, 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.
At present, SIP and ECOSAT are facing institutional challenges,
including poor profitability, a low cash flow and arrears to the
banking sector. Because of their ineffectiveness in the supply of
housing, they have led to high demand for building land and housing
projected above 855 hectares, and 20 000 units per year.
Between 1990 and 2003, the housing deficit increased from 15 376
units to 69 660 units. However, in 2006, the deficit receded to 30 377.
This was not due to improvement in the supply of housing, but
rather to changes in household size from five to eight people a
household. The increase in household size was owed to the low
income levels of households, which cannot afford to accommodate
themselves but rather share with family members, and the high
population growth rate.

However, the quality housing is poor. The 2006 Household Survey
established that 87.5 percent of households live in houses with a
mud floor. Roofing is mostly with informal materials: 33.4 percent
of the homes are roofed with iron sheets, 23.7 percent are tile
roofed, 20.3 percent are roofed with stubble or palm leaf, and 21
percent are roofed with dry grass or thatch.

Self construction, building incrementally and using savings is now the
main mode of delivery of housing in Burundi.

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 refugees and the rise of a middle class has led to a
housing shortage of 20 000 housing units annually, mainly because
the supply side of the housing market has not been able to keep
pace with the demand. The pace of reconstructing houses that were
destroyed during the civil unrest has been slow. In all the seven
towns, less than 50 percent of the houses that were destroyed had
been reconstructed by 2006. Worse still, in that year, there was an
additional huge demand for housing, comprising more than twice
the number of housing that had to be reconstructed in each of the
seven towns.
In 1979, to address the problem of persistent housing shortages
among public servants, the government created the Societe

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.

ACCESS TO
FORMAL HOUSING
IN BURUNDI

Developing and preparing plots of land for housing
development: In this programme, 2 443 plots of land were
developed in the City of Bujumbura (Kinindo, Kinanira IV, SororezoII,
Gasekebuye, West Kabondo and Bwiza) and provincial centres such
as Gitega, Makamba, Muyinga, Bubanza, Mwaro and Bururi.
Creating new zones for housing development: This programme
targeted low income earners, and aimed at enhancing access to
registered and serviced plots.

The cheapest house built by a developer costs US$ 17 940.
This requires a monthly payment of US$226.9 over 15 years at
a lending rate of 13%.

<$2,00/day

Population
below national
poverty line,
66.9%

Since 2008, however, the government has embarked on the
following initiatives to promote urban planning and housing
development.

International
poverty line;
93.5% of the
country's
population earn
below US$60
per month
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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.
There is no readily available information on private developers in
Burundi. However, the East Africa Business News reported that, in
2010, a Ugandan Company TAL Investments Ltd had won a contract
to construct 200 houses for public servants, on a 40 acre piece of
land in Bujumbura, with TAL Investments working with a local bank
to secure the mortgages.
A number of notable community self-help projects have been rolled
out in various parts of the country. In 2011, more than 300 brick
houses were built under the government’s villagisation programme
in Gitega Province. This programme aims to support the
socioeconomic reintegration of integrated rural villages. Repatriated
Burundian refugees who fled the country are hosted in integrated
rural villages set up by the government where they begin a new life
from scratch. In this programme, the government, with support
from UNDP, provided 60 000 iron sheets, and four brick making
machines. The communities were trained in brickmaking and house
construction.
Another community self-help project was undertaken by Guernsey
Overseas Aid Commission In February 2010, the commission
trained and provided construction material to 100 beneficiary
families of at least 500 people to fully build their homes and
reintegrate them in their villages of origin. The project was
implemented in Ruyigi province.
Habitat for Humanity worked in Burundi but discontinued housing
provision in 2008. In 1987 it provided 37 houses in Gitega. Together
with World Relief, they built 750 rural homes for 4 500 people over
12 months in the Mukungu Zone of Nyanza-Lac. The houses
constructed are 40m2 and made up of two bedrooms and a
common room.
Property markets
The property markets in Burundi are still underdeveloped, with
some activities like valuation contracted to real estate agencies in
neighbouring countries. According to the International Property
Markets Scorecard (2010), Knight Frank Uganda Office lists valuation
services in Burundi. No independent, local firms offer valuation
services.
It is envisaged that government’s policy of encouraging local and
foreign investors to invest in the housing sector will lead to the
development of the property markets.
Policy and regulation
Efforts are underway to streamline and update policies and
regulations governing the housing industry and housing finance
sector. In 2006, the government sought the assistance of UNDP
and UN-Habitat to formulate a National Urban Planning and
Housing Policy. In 2007, a comprehensive study was carried out to
inform this policy, which was launched in 2008.
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The overall goal of the National Urban Planning and Housing Policy
is to promote social development and allow each Burundian to have
access to high quality housing and basic services. The target is to
develop 855 ha of land and construct 26 000 homes annually.
Specific goals include strengthening the institutional framework of
the sector to promote urban development and the gradual
improvement of the housing; ensuring a decent home for every
segment of the population; preventing the deterioration of living
conditions in urban areas; and establishing sustainable urban areas in
the country.

Opportunities
There is need to undertake a comprehensive study on the housing
industry and housing finance sector tol come up with appropriate
proposals on how to enhance access to housing finance among the
middle and low income earners, who constitute the majority of the
population. Efforts should be undertaken to develop the pension
and insurance industries, which can mobilise long-term funds for
housing. There is also a need for more competition in the banking
industry. With more banks, more innovative products, including
housing finance products can be designed and offered on the
market. Finally, there is a need to attract more organised real estate
developers, both local and foreign, if the country is to address the
shortage of housing.
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Burkina Faso
KEY FIGURES
Exchange Rate: 1 US$■

Overview
Burkina Faso is a landlocked country in West Africa, part of the West
African Economic and Monetary Union (WAEMU). From 2000 to 2009,
GDP growth has fluctuated with an average of 5.2 percent, due mainly to
the investment in telecommunications sectors and gold mining. The
production of gold has multiplied six times in recent years passing from 5.8
tones in 2008 to more than 32 tones in 2011, making gold the primary
export product ahead of cotton. The primary sector represents 30
percent of GDP, the secondary sector 25 percent, and the tertiary sector
44 percent. The primary sector remains the key sector in terms of impact
on economic growth, and in term of population’s occupation (80 percent
to 85 percent of the Burkinabe’s incomes). At the external demand level,
exports have increased with an average of 8.3 percent and the export
rate improved from 7.8 percent in 2000 to 10.8 percent in 2009. However,
the economy is held back by the cost of production and an unsuitable
climate. The economy is not well diversified and poorly linked to the
world.
Inflation was an average of 2.7 percent over the past decade. The
macroeconomics of the country has improved despite of significant
exogenous shocks and the degradation of the exchange rates. Poverty
remains high at 45.3 percent in 1998, 46.4 percent in 2003 and 43.9
percent in 2009. With a GDP increase of 5.2 percent on average in the
decade of 2000 – 2009, a demographic rate increase estimated at 3.1
percent in 2006 and a GDP increase per inhabitant of two percent, the
reduction of the poverty remain poor.
Access to finance
The financial sector of Burkina Faso was dominated in 2011 by 12
commercials banks, five credit institutions, 10 insurance companies, one
postal financial services outlet, two institutions of social security, 50
exchange offices, 122 offices of funds transfer, 13 national funds of financing
and 489 MFI branches. At December 2010, the 12 commercials banks

508.1 West African (CFA)

Main Urban Centres

Ouagadougou

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
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Cost of standard 50kg bag of cement (in US$)*
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3
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5.1
4.2
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18
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Sources:
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* Email correspondence with local practitioners (September 2012)
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~ Global Findex (2012)

active in Burkina Faso had collected more than 1 174 658 million CFA
francs and had given (in common with credit institutions) over the same
period more than 844 437 million of CFA francs as credit. This activity of
the financial banks was carried on the 671 131 current account held by
the 188 branches of the 12 commercials banks and five credit institutions
enumerated in the end of 2010. The review of the financial sector by the
World Bank in November 2007, based on 2005 data, highlighted the high
proportion of medium-term loans in Burkina Faso compared to the rest
of the Monetary Union of West Africa (UMOA) (34 percent for Burkina,
27.6 percent for UMOA). The short-term loans represent 63.8 percent
of the total in Burkina compared to 68.6 percent for UMOA. The
proportion of long-term loans at long term is weak in Burkina (2.2
percent), compared to UMOA (3.8 percent). In Burkina Faso, none of the
12 commercials banks and five credit institutions offer housing
microfinance, but the Banque de l'Habitat du Burkina Faso (Burkina Faso
Housing Bank), and other commercial banks such as Bank of Africa, BICIAB and SGBB, started recently to introduce mortgage finance in their
portfolios, although being able to access these remains low for a large
part of their clients. The World Bank has just completed a Mortgage
Market Development Project, which included capacity building and
training for the sector.
In 2011, 14 MFIs in Burkina Faso reported to the MixMarket, with
US$134.3 million worth of loans dispersed to 227 001 active borrowers
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in 2011. RCPB (Réseau des Caisses Populaires du Burkina Faso) has
the largest loan portfolio, worth US$125 million to 151 231
borrowers.
The insurance sector had total assets of 71.5 billion CFA francs at
the end of December 2008 for premiums valued at 26.5 billion CFA
francs, and for the same period a rate of penetration
(premiums/GDP) of 0.77 percent. At this time there were 11
brokers and 34 general agents in a profession considered incorrectly
regulated and failing globally. Sonapost (Société Nationale des
Postes du Burkina Faso, through it 84 offices had in December 2008,
86 billion CFA francs of savings for 419 658 savings account,
representing 40.46 percent of deposits and 5 534 current accounts,
representing 29.54 percent of the postal service. In Burkina Faso, 14
national funds of financing set up by the government are active in
financing the economy, amounting 20 billion CFA francs yearly with
a poor rate of repayment between 40 percent and 50 percent. Two
systems of social security provide limited services to a low five
percent of the population.
At the end of December 2010, the microfinance sector was
represented by 81 institutions with 489 branches. The sector deals
with 1 149 099 clients of whom 51.81 percent are men, 25.84
percent are women and 23.35 percent are groups or legal entities.
Compared to the working population, these structures had a
national penetration rate of 14.21%. They reported, in December
2010, saving accounts of 83 289.7 billion CFA francs including 84
percent sight deposits – and credit granted of 79 378.4 billion CFA
francs. The microfinance sector of Burkina is dominated by the
RCPB, which represents 63.47 percent of the customers, 81.76
percent of the sector deposits, and 81.31 percent of the credit
offered by the sector in 2010. With the technical support of
Development International Desjardins (DID), the RCPB developed
a credit supply in housing in 2008. That offer takes the form of a
credit for an amount exceeding five million CFA francs with a
mortgage on property. There is no guarantee for amounts less than
three million CFA francs. For this housing credit, a personal amount
of 15 percent was demanded and the interest rate was 14 percent
over the longest time of 10 years for wage earners and five years
for non-wage earners. By March 2010 the RCPB had granted 205
loans for an amount of about 770 million CFA francs. The average
loan was about 3 780 000 CFA francs.
Affordability
According to the results of a household sample survey in 2009,
Burkina Faso is a poor country with a 43.9 percent of households
living under the threshold of poverty – 108 454 CFA francs a year
income. Access to accommodation depends on the level of income.
For the 14.5 percent of the households representing the well-off
population, which earn an income of more than 1 800 000 CFA

ACCESS TO
FORMAL
HOUSING IN
BURINA FASO
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earn below US$60
per month

44

<$2,00/day

Population
below national
poverty line
43.9%

francs a year, access to property is easy in the main cities. The
current building loan offers and the private property offers are
mainly intended for them. For the other household categories,
access to a decent apartment is extremely difficult and they do not
benefit from any help for housing financing. For the household
category with an income of less than 50 000 CFA francs monthly in
particular, accommodation in urban area is not a realistic aspiration.
The category of the population living under the poverty threshold,
whose lives are characterised by precariousness and instability was
more than 46 percent of the population in December 2010. From
certain criteria of social accommodation, definition by ministerial
decree, the social accommodation cost is between five million and
seven million CFA francs. According to this decree social
accommodation refers to houses with a minimum space of 9m²,
some sanitary provision, and conditions such as government
subsides. At this cost, however, low income households cannot
afford this accommodation.
Research on the average income of households, shows that only
15.4 percent of the households have an average monthly income
between 75 000 and 150 000 CFA francs and are therefore eligible.
For the other type of accommodation offered by the private housing
sector, the cost of the houses fluctuates between 9.5 million and
18.5 million CFA francs for a villa located in the peripheral area of
Tampouy in Ouagadougou and 19 million to 500 million CFA francs
for villas in the residential city of Ouaga 2000.
Housing Supply
For the past three decades Benin has been marked, in particular
during the revolutionary period, by a policy framework that
attempted to make access to decent accommodation easier through
the implementation of vast projects. The period was characterised
by a lack of private investment and real mechanisms of housing
financing. The government was the key actor in promoting housing,
supported by several institutions including the Construction and
Real Estate Management Company of (Société de Construction et
de Gestion Immobilière du Burkina – SOCOGIB), a national housing
fund to finance the operation and the Company of Cities’
Management CEGECI (Centre de Gestion des Cités) to manage
the houses of the programme. That direct intervention by the
government resulted in than 4200 housings unit. But since 1996,
the government in the policy context of economic liberalisation has
privatised the keys institutions involved in social housings. The
promotion of private housing saw the creation of AZIMMO
enterprise in 1997 with the support of the government. This
enterprise, which took control of SOCOGIB, realised 205 housing
units in Ouaga 2000 for some fortunate households and in Sector
21 of Ouagadougou, 360 cheaper housing units. Since then the
production of housing by government has stopped, and the private
sector with profitability target of profitability were not as well

Housing loans provided by Burkina housing bank require a
minimum of 48$ per month. The cheapest house, built by a
formal developer in 2011 ranges between US$18 325 and
US$24 178.
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disposed to invest in social housing. Faced with this persistent
problem of housing, raised in particular by civil society and the
labour trade union, from 2008 the government has undertaken to
initiate and finance through the Housing Bank of Burkina Faso, a
programme of 10 000 social and economic units on the short,
medium an long term. This programme aims to solve the problem
of housing in urban centers and in the rural areas.

guarantees, which will contribute to improving the housing on offer.
In addition in the West African region, the creation of the regional
mortgage refinance fund, Caisse Régionale de Refinancement
Hypothécaire (CRRH–UEMOA), which will be hosted by the West
African Development Bank, and the Regional Council for Public
Savings and Financial Markets aims to develop a mortgage market
within WAEMU to improve access to housing financing.

Property Market
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habitant for obtaining this licence.

1. Stratégie de Développement du secteur financier du Burkina,
page 12.
2. Diagnostic approfondi du secteur de la microfinace du Burkina
Faso, juillet 2011, page 21.
3. Rapport d’évaluation du programme Bâtir l’avenir : la réduction
de la pauvreté par un meilleur accès aux ressources financières,
décembre 2010, Econotec.
4. Rapport d’évaluation du programme Bâtir l’avenir : la réduction
de la pauvreté par un meilleur accès aux ressources financières,
décembre 2010, Econotec.
5. Stratégie de financement de l’habitat social, rapport définitif,
Ministère de l’habitat et de l’urbanisme, novembre 2011, G2
Conception.
6. Bilan-Enjeux pour l’élaboration de la stratégie nationale de
l’habitat et de l’urbanisme, Ministère de l’habitat et de
l’urbanisme, novembre 2007, G2 Concept.
7. World Bank (2011). Doing Business 2012: Burkina Faso
Country Profile.

Policy and regulation
To reduce inequalities and make housing more accessible to
households that were using 30 percent of their incomes on housing,
the government has instituted a policy of land adjustment and access
to the land housing since the revolutionary period of 1984. At that
time, the government made great effort in the urban renovation of
Ouagadougou, the control of housing prices, and even the prices of
construction materials. Since the liberalisation of the economy in
1996, there is an acute lack of strategies to support households to
build. Municipal developments currently favour rich people who
can speculate, whereas those who are poor have no luck in
accessing land.
The housing market promoted and developed by the private sector
is not supervised, and the housing proposed is only accessible to
those who are very rich. With the creation of the Ministry of
Housing and Urbanisation in Burkina Faso (Ministère de l’Habitat et
de l’Urbanisation) the Housing Bank, which is supposed to be the
financing agent of the government to support the social housing,
was created in July 2005 and implementation started one year later.
Its activities remain limited. At the end of 2008, it assets amounted
about of 9.5 billion CFA francs, it had granted about 413 million
building loans of which 56 million came from the national fund for
housing. The adoption of the law to promote housing, in November
2008, increased private housing activities through the financing of
the Housing Bank of Burkina Faso.

Websites
http://accueil.sonapost.bf
www.mixmarket.org
www.doingbusiness.org

In addition, the government of Burkina Faso adopted in July 2008 a
national policy of housing and urban development accompanied by
an action plan for housing and urban development for the period of
2009–2018. Part Three of this national strategy aims to ensure the
access of comfortable housing for every Burkinabe. The policy aims
to raise awareness of the responsibilities of the private sector as
well as to assist households in building on their own.
Opportunities
The establishing of the department of housing and urbanisation, and
consequently of the Housing Bank of Burkina Faso demonstrates
the willingness the government to frame this sector and to deal with
the failure of the market in finance housing at a level corresponding
to the demand.
The 10 000 social housing programme promoted by the
government aims to reduce the explosive demand of housing in
Burkina Faso’s cities. To the same end the adoption of a national
strategy for financing social housing will favour the establishment of
a mechanism of financing funds for social housing and mortgaging
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Cameroon
KEY FIGURES
Exchange Rate: 1 US$■

Overview
Cameroon is a low to middle income country with an estimated
population of 20.4 million and an annual population growth rate of 2.12
percent. Cameroon is a fairly stable country with a multiparty democracy,
and two official languages (English and French). It is at the junction
between West and Central Africa, and the gateway into Central Africa and
the Gulf of Guinea. It shares borders with six countries – Nigeria, Chad,
Gabon, Equatorial Guinea, Congo Republic and Central African Republic.
Cameroon is the most important market in the Economic and Monetary
Community of Central Africa (Communauté Économique et Monétaire
de l'Afrique Centrale, CEMAC), accounting for almost half of the regional
GDP.
Cameroon has a stable macroeconomic environment. The country
achieved a ranking of 161 in the World Bank’s Doing Business 2012 report,
falling marginally from 165 out of 183 in 2011. Its annual GDP growth
rate was four percent for 2011, up from three percent in 2010 – a
recovery from a low of two percent in 2009. The projection for 2012 is
5.3 percent, based mainly on the strength of internal demand, notably
domestic consumption. Economic growth and a growing population, more
than half of which is made up of young people, has created a growing
middle class with a strong demand for products and services including
housing.
Cameroon’s primary sector accounts for almost 26.8 percent of GDP
(13.6 percent for agricultural activities). Its growth rate rose from 2.9
percent in 2009 to 5.4 percent in 2010. The country has natural resources
such as petrol, gas, diamond, aluminium, uranium, bauxite, timber,
hydropower, and iron ore. It also produces agricultural products such as
rubber, cotton, banana, cocoa, pineapple, coffee and palm oil. Agriculture
and oil are the mainstay of the economy. The mining industry is
experiencing a boom with the discovery of new mineral deposits. New
exploration and mining licenses have been issued, with new opportunities
for construction and the provision of subsidised, affordable housing.

508.1 Central African (CFA)

Main Urban Centres

Yaoundé

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

20 030 362
2.2
58
3.6
3.8
1 271
2 360
38.9 (2007)
0.482 (150)
2.9 (2007)
30.4 (2007)
14.5
3.3
161
14.8
1.5
4
13.9
0.5
10
21 000
150m² to 180m²
400m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

The secondary sector accounts for 20.3 percent of GDP, although it was
contracted in recent years. Its growth rate was -2.5 percent in 2009
against 1.2 percent in 2008, and settled at -1.2 percent at the end of 2010.
This poor performance can be explained by the low level of
industrialisation and low inputs, especially energy, associated with the drop
in oil production since 2007 with the depletion of the main wells. The
tertiary sector accounts for almost 45 percent of GDP, and is the most
dynamic sector. Its average growth rate since 2007 is 4.7 percent, due to
good performance in business and telecommunications, but also the
recovery of the construction sector. This growth slowed down in 2008
(1.8 percent) before recovering in 2009 (3.5 percent) and 2010 (4.2
percent).
Access to finance
The financial sector in Cameroon is still in its infancy. It comprises 10
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 now accounts for only 10
percent of the social capital of banks, while the private sector accounts for
the other 90 percent. The Bank of Central African State (Banque des
Etats d’Afrique Centrale, BEAC) regulates the sector through the Central
African Banking Commission, COBAC, with authority to take disciplinary
action. Both COBAC and the Cameroon Ministry of Finance and Budget
must license banks, and there are special regulations for small‐scale credit
co-operatives. The system is bank-centred and the activities of
commercial banks in the country have mainly been reduced to traditional
banking functions. With a focus on short-term lending, the long-term
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ACCESS TO
FORMAL HOUSING
IN CAMEROON

The cheapest house provided by a private developer in 2012 is
between US$21 000 – $25 000. A US$ 21 000 house would
require a monthly payment of US$279.7 over a 15 year term at
14% lending rates. Government guarantees up to 80% of the
purchase price.
State owned Societe Immobiliere du Cameroun aims to build
100,000 homes in the next 5 to 10 years.

<$2,00/day
International poverty line; 30.4%
earn less than US$60 / month
Population below national poverty line, 12.3%

credit market remains underdeveloped. The distribution of banks is
heavily skewed towards urban centres. Eighty percent of total bank
branches are in the main cities Douala and Yaounde, with a significant
part of the country denied access to any formal banking facilities.
Between 1995 and 2005, there was less than one bank branch per
100 000 people, meaning the degree of bank penetration is
extremely weak.
Access to housing finance is extremely low and available mainly to
government employees through Crédit Foncier du Cameroun, a
government agency. About two percent of Cameroonians have
access to mortgage finance from the formal banking system. The
government is now trying to inject more funds into Crédit Foncier
and to institute other reforms that will make it easier for middle
income Cameroonians to access housing finance. For example, if
land owners could be given title deeds to their lands, it could be
used as collateral to access finance. Despite an excess liquidity in the
banking system, the granting of credit by banks is far below the level
required to satisfy the financial requirements of individuals and the
private sector. The limited availability of credit stems from the
narrowness of the market, the high proportion of bad debts,
difficulties banks have had to realise guarantees and enforce court
decisions in litigation cases. The World Bank Doing Business 2012
report shows some improvement on the legal rights of
borrowers/lenders, but no improvement on the getting credit and
registering property indicators.
In 2000, MFIs granted only 4.3 percent of the total loans made by
financial institutions. This figure has probably increased considerably
by now, though accurate statistics are not available. MFIs are
governed by the COBAC laws, as are banks.
Affordability
According to the Cameroon household survey (ECAM), poverty
affected 39.2 percent of the population in 2007, having dropped by
almost 13 points between 1996 and 2001, from 53.2 percent to
40.2 percent. The Gini-coefficient for Cameroon was 44.6 in 2001,
down from 47.7 in 1996, suggesting relatively high levels of inequality.
Most people are employed in the informal sector. Only a small
percentage of the urban adults are employed by the state and the
formal private sector.
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Building costs in Cameroon are still fairly high. In this low-middle
income country with a conservative banking system and slow
government reforms, 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 the
potential buyers. Banks provide mortgage finance at rates that are
not affordable to the middle and lower income groups.

Government is trying to reduce housing production costs in an
effort to make housing more affordable. It has established agencies
to encourage the use of local materials and also 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 in all
ten regions of the country. The model is for individuals to provide
20 percent as their equity investment upfront and then take a loan
for the remaining 80 percent, which government guarantees.
Despite these efforts by the state, it is also important for
government to continue to support the microfinance sector so that
it can continue enabling the middle and low income earners to
access housing finance.
Microfinance sector
Microfinance in Cameroon is mainly managed by associations or
savings and credit co-operatives (80 percent). The conditions to
carry out microfinance activities are defined at the sub-regional level
by CEMAC. There are three categories of MFIs: those that deal only
with their members (associations, co-operatives); those that offer
financial services to third parties (they must be a public limited
company); and those that offer only credit. Recent statistics are
limited, but according to estimates, there are more than 400 active
MFIs.
MFIs play an important socioeconomic role. Most of the existing
housing stock has been self–built, incrementally, with savings and
finance from microfinance institutions. NGOs lend to groups and
use joint liability, peer selection, and investing in routine transactions
to limit the problem of information asymmetry in the financial
market. Even so, many of the microfinance establishments have
serious liquidity problems and as such are only able to satisfy up to
five percent of their customers at any time. The government is
about to put in place a wholesale fund to improve this that will be
financed by the African Development Bank (AfDB).
The most popular kind of credit institution in Cameroon is what is
called “njangi” by the English speaking population, and “tontines” by
the French speaking population. This usually is made up of people
of the same social class who have almost the same income or who
are engaged in similar activities. This type of savings is rotating and
stable and it has been in existence since the colonial period. Two
types are commonly used for housing purposes, rotating funds and
savings and loans funds.
Rotating funds involve groups of individuals who come together 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. Another type of rotating savings
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exists that is flexible and made up of individuals with different
income brackets. The money collected is auctioned and those who
have not yet received their own loan may bid for it and 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 can be
loaned to other members who are in need, and interest of 20
percent to 25 percent is charged on this loan. The saver may also
withdraw the money but only after sufficient notification is given to
the association. This money often earns interest to the saver.
Housing Supply
With an annual population growth rate of 2.2 percent, and an
urbanisation growth rate of 6.5 percent annually, Cameroon is 58
percent urbanised. Housing therefore presents a challenge and an
opportunity. The challenge is how to provide housing in the cities
and towns to this growing urbanised 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
ever increasing demand for both high-end and affordable housing
markets. In Cameroon, an 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 housing deficit of close to 100 000 units
a year. Government estimates that up to one million homes need
to be built in the next five to 10 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, fed by decreasing
family sizes at the bottom end and substantial demand from the
diaspora at the top end. The current housing stock is supplied by
households mostly through self-build initiatives, government agencies,
private developers (still in their infancy) and public-private
partnerships (a model to be explored).
Cameroon’s housing market is well developed, with both public and
private players. The main players include the state-owned Société
Immobilière du Cameroun (SIC),founded in October 1952 as a
centrally funded company responsible for solving the public housing
problem. SIC is in charge of social housing and developing the real
estate market for the government. It also works in partnership with
local and foreign private construction companies to handle largescale projects and train the local workforce of engineers and
technicians. SIC aims to build 100 000 homes in the next five to 10
years. Credit Foncier du Cameroun is a building and loan
association. It is the top mortgage bank and provides funds for the
allotting of social housing in all cities in the country. It also provides
funds to developers. Société Nationale d'Investissement invests
government funds in profitable projects in different sectors. Maetur
acquires and develops parcels of land, which are then transferred
to other players at affordable prices. Mipromalo, the local material
promotion authority, develops local materials for use by construction
companies. Private sector players include commercial banks and
microfinance institutions.
There are, however institutional problems. Although the country
has developed catalytic real estate institutions in the areas of housing
production, land management, housing finance and municipal public
works financing, these state institutions are suffering from dwindling
public finances. New strategies are urgently needed for the
functioning of these institutions.

To this end, government together with its partners (local councils,
energy utility company AES-Sonel, the National Water Supply
Company of Cameroon (SNEC), SIC and Crédit Foncier), have
launched a project to provide 10 000 houses to all major towns in
the country for low income earners. It was launched in Douala and
Yaounde in December 2009, and 6 300 low cost houses are
expected to be completed by 2013. The first phase of the project
started in Douala with the aim 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 Douala III
council at a cost of 122.23 billion CFA francs (US$264 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. The inclusion of an enhanced
public open space will be of huge benefit to the surrounding areas.
There has been huge interest in this project from local residents
and Cameroonians in the diaspora. The city council of Douala is
also in charge of a project to deliver 2 500 social and affordable
houses in Bonamatoumbe. It is hoped that these efforts will help to
alleviate the need for housing in urban and semi-urban areas.
Traditional development approaches have placed exclusive emphasis
on home ownership. The reality of the contemporary world and
changing demographics, however, means that a significant portion
of the population will seek out rental housing sometime in their lives.
Rental housing is not simply a common alternative to ownership; it
is a crucial part of the housing equation. The government must
recognise both the benefits of regulating and supporting rental
markets to complement ownership.
Property Market
The formal real-estate market is concentrated in urban and periurban areas and churn is concentrated in the higher value market.
Because supply lags behind demand, which emanates from the
growing middle class, Cameroonians in the diaspora, local and
foreign companies, there is a constant increase of house prices. On
average, it takes a month to find accommodation in Douala,Yaounde
and other main cities – although it can take as much as four months,
given the undersupply. It costs about 150 000 CFA francs (US$324)
a month to rent a standard two bedroom house in Douala and
Yaounde. In Douala and Yaounde, it may cost up to 15 million CFA
francs (US$30 000) to build a standard three bedroom house,
excluding the cost of land. The cost is less in the semi-urban areas.
Currently, a government agency, Maetur, acquires and develops
parcels of land to be used by other players in the value chain. These
are transferred to them at affordable prices. SIC builds the houses
and resells/rents to people with finance secured from mortgage
banks and commercial banks. Crédit Foncier also provides finance
to property developers. Very few private developers exist. They
build and sell houses to the upper middle-income and high-end
market. Because of the small number of people in this segment, the
market is small, though growing. If the main stakeholders –
government, commercial banks, microfinance institutions, and private
developers could work together in the areas of land management,
construction and the provision of housing finance, the property
market has the potential to grow even faster.
Policy and regulation
Land tenure in Cameroon 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, which is written and
was introduced during the colonial era to promote individual land
ownership. Three different land tenure systems were introduced by
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each of Cameroon’s colonial powers: France, Britain and Germany.
With the unification of the country in 1972, 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 in Cameroon.
Decree No. 2005/178 of 27 May 2005 organises the Ministry of
State Property and Land Tenure (MINDAF) and 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 decrees constitute the institutional
framework for the implementation of the land legislation in force.
However, implementing these legal provisions has been impeded by
jurisdictional disputes within the administration which are yet to be
resolved.
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 in
Cameroon. The physical description of real property as the object
of a right is not reliable, which undermines the reliability of the entire
land register. The intangibility of land certificates and the
irrevocability and finality of their issuance are no longer guaranteed.
To seek a lasting solution to this problem, the government is
implementing the recommendations and proposals of a study
carried out by the AfDB. There is an urgent need to support the
ongoing efforts and initiatives to modernise the sector. To that end,
the following recommendations were made in 2009 to the
Cameroonian government by the AFDB. The recommendations are
also based on good practices with regard to cadastral and land
management.
■ At the institutional level, clarify the role and missions of cadastral
survey services, resolve jurisdictional conflicts which create
confusion and disperse financial and human resources and
provide a coordination framework that responds to the
challenges of land issues;
■ 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.
■ Equip MINDAF decentralised services with the required
efficient technical equipment and logistics and provide them
with qualified personnel for optimum use of the equipment;
■ With regard to state property, take appropriate measures to
ensure the proper classification of records in land registries and
assignment of land management specialists (to be trained) to
such registries;
■ Take measures to maintain and update the cadastral framework
and land documents using a control system.
Improving access to housing finance requires a multi-pronged
approach. Key ingredients include sensible land use rules, efficient
registration of property titles, legal frameworks for long term
mortgage markets, viable housing finance institutions, credit
insurance systems for lenders, and effective subsidy systems that
reach the very poor.
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Opportunities
Cameroon’s housing sector is ripe for investment and there is
particular need in the middle income segment of the market. The
government should continue with land reforms as recommended by
AfDB. Also, financial market reforms should be 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 also 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 the housing finance and housing
development market. With economic growth, a huge housing
backlog, growing middle class and capital inflows from Cameroonians
in the diaspora and investors, the housing market is destined for
sustainable growth. Despite the demand for up-market housing and
the hitherto focus of developers on the high-end housing market as
a result of affordability and easy access to finance, the focus should
shift to the middle class and lower income groups as this segment
presents the biggest opportunity for development and financing
going in the future.
Sources
1. African Development Bank (2009). Cameroon: Diagnostic
Study for Modernisation of the Land and Survey Sectors.
2. African Investment Corporation (2008). Investors Roadshow
Cameroon: Presenting Investment Opportunities and Projects.
3. Djoumessi, E (2009). Financial Development and Economic
Growth: A Comparative Study Between Cameroon and South
Africa.
4. Ngehnevu & Nembo (2010). The Impact of Microfinance
Institutions in the Development of SMEs in Cameroon.
Unpublished.
5. Nguebou, J (2010). Stratégie Nationale de Financement du
Logement Sociale au Cameoun. Unpublished.
6. Soededje et al (2009). A Study on Cameroon. Unpublished.
7. World Bank (2011). Doing Business 2012. Cameroon Country
Profile.
Websites
www.afdb.org
www.africaneconomicoutlook.org
www.africaninvestorp.com
www.allafrica.com
www.businessincameroon.com
www.cia.gov
www.economywatch.com
www.habitatcameroun.net
www.sicameroun.net
www.sni.cm
www.thepostwebedition.com
www.undp.org
www.worldbank.org
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Central African Republic
KEY FIGURES
Exchange Rate: 1 US$■

Overview
The Central African Republic is a landlocked country at the heart of the
African continent. With a size close to that of France, the country had
less than five million inhabitants in 2011, growing at an annual rate of 1.93
percent. Politically, the CAR is considered a fragile state, slowly recovering
from a brutal 10-year civil war that ended with the signature of an Inclusive
Political Agreement in 2008. It is one of the poorest countries in the world
with a Human Development Index of only 0.343 in 2011, ranking 179th
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 water services. These organisations tend to concentrate their
activities in the rural areas, while no significant investment has been made
on the urban water network over the past few years. Sanitation figures are
even worse. It is estimated that less than three percent of the Central
Africans have access to electricity. 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 has suffered from the international economic and
financial crisis; the real GDP growth reached its lowest of the past five years
(1.7 percent) in 2009 but increased to 3.1 percent in 2011. 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$1.42), about 62 percent of Central
African Republic inhabitants are poor.
A major development in the housing sector in 2012 is the completion of
the only cement manufacture in the country, an achievement by Indian
investors. It is expected that the price of a standard 50kg cement bag will
drop to CFA francs 7 500 (US$15). However, the energy problems of the
country will have to be solved first.

508.1 Central African (CFA)

Main Urban Centres

Bangui

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

4 486 837
1.9
39
2.3
3.1
483
810
56.3 (2008)
0.343 (179)
80.1 (2008)
14 – 18
3.3
182
3.3
0.7
1
22.1
0.07
21
24 000
50m²
150m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

Access to finance
Central African Republic has made progress over the past few years in
providing access to finance. The number of banks in the country increased
from four in 2006 to six in 2010. The country hosts a national office of
the regional central bank, the Banque des Etats d'Afrique Centrale
(BEAC), 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 Doing Business report, from 139th in 2011 to 98th
in 2012. However, access to finance remains limited. Coverage of banking
services as measured by the number of branches per 100 000 inhabitants
was only 0.62 in 2009. 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. These figures
have not changed much over the past two years. 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. Most of
banking services are concentrated in Bangui, the capital city.
There is a pension fund, Caisse Nationale de Securite Sociale, which has
the same structural problems as all other public agencies or companies in
the country. Besides this there are only two insurance companies for the
whole country with a presence almost only in Bangui.
The Central African Republic has adopted a national strategy for inclusive
finance for the period of 2010 – 2014. The aim of the strategy is to create
by 2014 a microfinance environment that is stable, viable, and articulated
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with the financial system and national policies, 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 totaling 31 branches and 32 000
clients.
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% interest rate
a year, plus VAT, for up to CFA francs 50 million (US$100 000).
It is important to note that the government has taken steps to
create a housing bank, the Central African Housing Bank (Bank de
l'Habitat de la Centrafrique), and a housing promotion agency, the
Central African Housing Promotion Agency (Agence Centrafricaine
de Promotion de l'Habitat).
The main constraint in the housing and housing finance sector is the
high interest rate, between 12% and 17%, offered by the formal
banking sector, 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 acknowledge by the International
Monetary Fund and the World Bank, which have provided important
financial resources, respectively US$52 million and US$125 million,
security issues remain a major problem.
In 2011 and 2012 several exchange visits were undertaken to
Senegal and to Morocco by government officials from the Ministry
of Urban Development and Housing to learn from these countries
about creating a housing bank.
Affordability
Affordability is a key issue in the Central African Republic housing
sector. Beside the interest rate, the high price of building materials
is another major constraint. When the high cost of building materials
and the low level of revenue 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 will improve with the completion
of the cement factory this year.
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Housing Supply
The housing sector is characterised by the predominance of
traditional housing and self-construction with mud bricks and wood
in urban areas and tree branches and leaves in rural areas. This has
become more frequent since the dismantlement of the main actor
of the sector, the Societe 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 be 94 percent slum sprawl on
the north side of the city. To discourage self-construction the
government instituted a CFA francs 50 000 (US$100) fine for
anyone who constructs their house without authorisation from the
Ministry of Urban Development and Housing.
Recently, the Chinese government has shown interest in the sector
and a 200 housing unit pilot project has been completed on the
edge of the city. Several other similar projects were announced for
2011 – 2012. These include the experimental 60-unit project that
promotes the use of local materials for building affordable housing,
19 kilometers north of Bangui, and the provision of 1000 serviced
housing lands, 17 kilometers north of Bangui. All this will be
supervised by the Central African Housing Promotion Agency.
In September 2011, a France-based, private real estate firm ProdiaCentrafrique showed interest in supplying affordable housing units.
The firm planned to invest CFA francs 36 billion (US$72 million) in
the sector. The housing units are planned for the northwest side of
the city of Bimbo. However, no significant moves have been seen
from the investor's side since then.
As in many countries in Sub-Saharan Africa self-construction is the
norm. In its housing strategy of 2008 the government aims to offer
technical assistance to households planning to build their housing
units through self-construction. To this end the CFA francs 50 000
(US$100) fine on self-constructed housing units will be suppressed.
The government also plans to provide prototype cheap housing
units that resist the recurring floods during the June – October rainy

The cheapest house provided by a developer is US$24 000 in
2012. A 15 year mortgage at 18% would require a monthly
payment of about US$386.5.
International
poverty line:
80.1% earn below
US$60 per month

Population
below national
poverty line,
33.1%

In 2012, a standard 50kg cement bag cost as much as CFA francs 10 500
(US$21). Other building materials such as a standard iron bar and
a sheet of corrugated iron cost respectively between CFA francs 2 000
(US$4) and CFA francs 8 500 (US$17), and CFA francs 5 000
(US$20) and CFA francs 20 000 (US$40). A simple one bedroom
housing unit with modern toilets costs on average CFA francs 12
million (US$24 000). Compared to the average monthly revenue
of only CFA francs 19 500 (US$39), 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.

Africa Housing Finance Yearbook 2012

season. A component of the World Bank-financed Emergency
Urban Infrastructure Rehabilitation and Maintenance Project will
fund a few units through the Flood Response Program component
of the project in 2013.
In terms of other donors, it is important to note that, in the past,
Habitat for Humanity International invested a lot of resources
through technical assistance and by promoting local building
materials and cheap building techniques. Unfortunately the
organisation left the country in 2005, after having built more than
500 housing units. In recent years the US-based International
Rescue Committee 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, who
have decided to return home.
Property Market
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 self-built, when owners want to sell, they advertise
in the newspapers or announce their intention informally from peer
to peer. 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 Doing Business
2012 report ranks the country ranks 136th out of 183 on the
Dealing with Construction Permit indicator, a negative performance
compared to its 131th rank in 2011 following no reforms in 2011 –
2012 towards this indicator. On the Registering Property indicator,
the country ranks 132th out of 183 countries in 2012, a significant
improvement from its 142th rank in 2011. The significant reform
that yielded this is the halving of the cost of registering a property
in 2012 compared to 2011. In 2012 it took 75 days and cost on
average 11% of the property value to register a property, compared
to 75 days and 18% of the property value in 2011.
Policy and regulation
In 2008, the Central African Republic government adopted a housing
policy statement and a housing strategy. Since then two important
decisions were also 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 in July 2010. These two
organisations, along with the Fonds d'Amenagement et
d'Equipement Urbain (FAEU), are the government's main
instruments for implementing the policy. The promotion agency and
the FAEU already exist physically, however, although the bank has
been signed into law, its physical creation will probably not happen
for a few years because of a lack of resources.
The determination and willingness of the government to solve the
housing problems of its population was also spelt out in the newly
adopted poverty reduction and growth strategy 2011 – 2015. Over
this period the government aims to: create decent housing for the
population; provide the population with marked-out building plots,
and implement city planning systems.

Opportunities
In general the Central African Republic is under reconstruction and
offers many opportunities for business in the infrastructure sector.
The already poor infrastructure before the 1993 – 2003 civil war has
suffered much degradation because maintenance was neglected.
Many donors are coming back to support the reconstruction of the
country in several sectors. Among those are the World Bank, the
European Union, the French Development Agency and several UN
agencies. The African Development Bank has recently opened a
country office. With these organisations increasing their portfolios
in the country, housing demand, especially rental housing is
increasing. Interventions from several international and donor
organisations will be accompanied by improvements of basic
infrastructure, which has been among the main constraints in the
housing sector. In the housing finance sub-sector, much still needs
to be done, opening up tremendous opportunities for investment.
As most of the housing units available in the country, especially
outside of Bangui, are traditional housing units, investments to renew
all this is 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 will soar and continue to increase over the coming 10 plus
years while affordability will increase as well. The conjunction of all
these events comes with many opportunities to invest in the
housing sector both for businesses and households.
Sources
1. Government of Central African Republic (2000). National
Report Istanbul+5. Bangui, 2000.
2. 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.
3. 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.
4. Government of Central African Republic (2009). Ministry of
Finance and Budget. Stratégie Nationale pour la Finance
Inclusive en RCA. Bangui, 2009.
5. Government of the Central African Republic (2011). Poverty
Reduction Strategy Paper 2, 2011 – 2015: Reducing Extreme
Poverty. Bangui, 2011.
6. World Bank (2011). Doing Business 2012. Central African
Republic Country Profile.
Websites
http://www.lejustesalaire.com (International salary comparator – site
in French)
http://data.worldbank.org

On this last objective, the country has received a strong support
from the African Development Bank, which will support the city
capital Bangui urban strategy.
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Democratic Republic of Congo
KEY FIGURES
Exchange Rate: 1 US$■

Overview
The Democratic Republic of Congo (DRC) is situated within central Africa,
although it does have a small coastline on the South Atlantic Ocean. Since
independence in 1960, DRC has been ravaged by years of political
instability, civil unrest and war. More recently, governance has stabilised
and the country is becoming an important investment destination, primarily
due to its substantial mineral resources. Since President Joseph Kabila
came to power in 2001 the DRC has registered positive economic growth.
In 2002, the GDP growth rate was at 3.5 percent, and by 2008 it reached
six percent. The economy recovered quickly from a dip to 2.8 percent in
2009, due to improved policy and terms of trade. In 2011, GDP grew by
6.7 percent but the rate is expected to decline slightly in 2012, to 6.4
percent. The political environment was unsteady in 2011, partly due to
disputes over land, but mainly due to presidential and parliamentary
elections, which were held in November.
The economy is mainly dependent on agriculture, which contributed 39.4
percent of growth at the end on 2011. The country’s mining industry
contributes 11 percent of overall growth followed by construction, 10.1
percent, and then wholesale and retail, 6.3 percent.
The 2008 – 2009 global economic crisis exacerbated the DRC budget
deficit due to lower mining revenue and less foreign direct investment. The
economy promptly stabilised the following year (2010) owing to increased
government revenue, and receipt of US$12.3 billion because it had met the
criteria required under the IMF-World Bank’s Heavily Indebted Poor
Countries debt relief programme. Better management of monetary and
budgetary policies reduced inflation from an impossible 46.2 percent in
2009 to a still high 23.2 percent in 2010, and in 2011 inflation was
measured at 13.3%. Decreased inflation is leading to increased private
consumption. Government’s efforts to improve social conditions such as
basic infrastructure saw an increase in private investment, which in turn
has led to the construction of private houses.

911.06 Franc Congolais

Main Urban Centres

Kinshasa

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

67 757 577
2.7
35
4.5
6.9
231
350
44.4 (2006)•
0.286 (187)
95.15 (2006)
43.8
16.8
178
3.7
0.4
1.8
3.3
15.5
220 000
120m²
12 x 16m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

Access to finance
The financial system in the DRC is fragile and many areas require critical
attention. The informal economy dominates most economic activity. It
therefore becomes 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. There
are 20 financial institutions, almost double the number in 2007, with assets
amounting to an estimated US$ 2.9 billion at the end of 2011.
Bankengruppe reports that there are also 45 MFIs and 120 savings and
credit co-operatives (known as Coopecs). The financial sector is, however,
still largely undeveloped with a recorded 650 000 accounts – an increase
from 450 000 in 2010 – suggesting financial inclusion of about one
percent. Most banks are concentrated in Kinshasa and Lubumbashi, the
centre of the large-scale mining industry. Trust Merchant Bank is the
largest bank in DRC.
In 2012, the World Bank launched the Global Financial Inclusion (Global
Findex) Database, exploring levels of financial inclusion around the world.
According to Findex, only 2.3 percent of rural, and 10.6 percent of urban,
Congolese over 15 years of age have an account with a formal financial
institution. While almost 30 percent of Congolese over the age of 25
report that they have saved in the past year, this activity appears to be
largely informal: only two percent have 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
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private lender; 4.3 percent said they had a loan from an employer
in the past year. Very few Congolese have 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 are 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.
Short-term credit makes up 75.5 percent of all lending. Microfinance
institutions are rapidly growing, and government has encouraged
these institutions by developing a national microfinance fund (FNM)
to strengthen their regulatory framework in 2011. The central bank
is still in negotiations over setting up a central credit register for the
microfinance sector. Nineteen of the DRC’s 45 MFIs reported to
the MixMarket in 2012 that they had 101 990 active borrowers,
with US$68.7 million worth of loans disbursed.
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
launched a new mobile banking service. This will allow current
clients to assess their bank accounts, transfer money, pay bills, and
make purchases on their cellphones.
With no public or private credit bureaus, the DRC scored zero out
of a possible six for depth of credit information in the 2012 Doing
Business Report. On the strength of legal rights index, DRC scored
three out of 10. There is no collateral registry in operation.

Affordability
Most banks in the DRC do not provide financing for low income
groups, catering primarily for the middle and high income earning
population. In 2010, loans totalling US$59.2 million were made
available to a total of 91 649 borrowers. The demand for
microfinancing is high especially among the low income earners and
rural population. The financial institutions that provide financial
services to the low income spectrum do so at an interest charge of
between 2 – 5 percent monthly. Coopecs charge up to 10 percent
a month while informal lenders charge around 50 percent a month.
Commercial banks provide services to mostly medium to large
corporations with a strong cliental base in mining, the import sector,
government accounts and a small group of elites that earns
exorbitant amounts. Large deposit amounts of US$1 000 to
US$25 000 are required to open an account with some of these
banks. Commercial Banks’ lending rates are extremely high (at an
estimate of 43.15 percent for the year 2008). This means that the
great majority of the population cannot afford to access finance.

ACCESS TO
FORMAL HOUSING
IN DRC

Microfinance banks offer microloans on an average amount of
US$2 200. Housing microfinance is not explicitly highlighted in any
reports on the DRC’s financial sector, however.
Housing Supply
Affordable housing supply within the DRC is still in its early stages
of conception. With a population of more than 70 million people,
with a staggering 71 percent living below the poverty line, housing
supply is limited to the minority elites. Available data on housing
provision is limited compared to data for the high end market. In
many areas, people still use natural materials to build informal houses
for themselves. Basic infrastructure is poor, but the past three years
have seen substantial road-building projects financed by international
donors and China. The water sector is also receiving international
aid. China has become one of the most active partners with the
DRC government and has undertaken to help in a number of
sectors (education, health, water supply, electricity and rural
development), but the DRC also receives substantial support from
the World Bank, the EU, and many bilateral donors.
In 2009, a Chinese company, China Machinery and Equipment
Import and Export Corporation, announced a plan to build 2.5
million social houses. The project is expected to commence in 2015
and will be undertaken in four phases. It will be affordable by all
income levels. An Italian company, Schnell House, has also expressed
interest in investing in the housing sector. The company plans to
build 500 000 houses in the province of North Kivu with prices of
US$ 4 000 or US$15 000.
Renaissance Capital is also involved in housing development, with a
6 400 acre city planned for outside Lubumbashi. This is more than
double the size of the site in the company’s flagship project, Tatu
City, in Nairobi, Kenya. Shelter Afrique and ELOLO SPRL, a
construction, wholesale trade and import-export company, signed
a US$4 million facility agreement to co-finance the development of
a 10-storey building in Kinshasa. The total cost of the project is
estimated at US$7 million and it will be completed by the end of
2013.
The construction and public works sector grew by 10 percent in
2011, contributing 0.9 percent to GDP growth in that year. This was
achieved despite a 19.6 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
lifted taxes on cement imports.

The cheapest house provided by a developer in Kinshasa is
US$220 000. To purchase this at interest rates of 20%, over a
15 year period would require monthy payments of US$3 864.

<$2,00/day

A Chinese company aims to build 2.5 million social houses, but
the cost of these is not yet determined.
Population
below national
poverty line,
33.1%
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International
poverty line:
95.15% earn below
US$60 per month
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Property Market

Sources

Property prices are high and generally aimed at the high end market.
According to real estate agent Knight Frank, prime yields of 15
percent can be realised in DRC’s retail market, with rents of US$35
per m2 per month. Industrial property yields 13 percent at US$8
per m2 per month, followed by offices that yield 12 percent at
US$45 per m2 per month. The residential market yields 10 percent
with rents of US$8 000 a month for a four bedroom executive
house.

1. AfDB, OECD, UNDP and UNECA (2012). African Economic
Outlook 2012.
2. Demirguc-Kunt, Asli and Klapper, Leora (2012). Measuring
Financial Inclusion: The Global Findex. World Bank Policy
Research WP 6025.
3. UNDP (2011). Human Development Report 2011.
4. World Bank (2011). Doing Business 2012.
Websites

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.

wwp.greenwichmeantime.com
www.mixmarket.org
www.state.gov
www.coinmill.com
www.oecd.orgwww.procredit-holding.com

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 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 the regulatory and
supervisory authority.
Opportunities
In the Doing Business 2012 report, the DRC ranked 178 out of 183
for the overall rating, a deterioration from the rank of 176 in 2011.
In dealing with construction permits, however, the DRC ranks 77th
overall. It has become more difficult to register property since 2011;
the DRC fell eight places to 121 in this indicator. Still, the six
procedures that this involves are comparable to the Sub-Saharan
African region; the 54 days it takes is 11 days faster than the region,
and the cost of entire procedure, at 6.8 percent of the total
property value, is cheaper than the regional average.
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$9 billion dollars in extensive construction and other
rehabilitation projects over a period of about 10 years in return for
mining and timber concessions. The affordable housing sector is still
relatively undeveloped and offers significant potential for growth.
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Egypt
KEY FIGURES
Exchange Rate: 1 US$■

Kenya

Overview
Egypt’s economic performance since 2004 has been impressive, averaging
above five percent annually in the years until 2010. The political uprising
in 2011 affected the Egyptian economy considerably, and Egypt’s economy
remains fragile. The Muslim Brotherhood's Mohammed Morsi, elected as
Egypt’s first democratic president, inherited an economy that was left in
shambles. In 2011 real GDP was recorded at a low 1.4 percent. There are
prospects for growth, however, and experts expect real GDP to increase
to 3.8 percent in 2012. The IFC has invested US$506 million in seven
projects, to strengthen business regulations, increase access to finance,
support the development of small and medium enterprises, and assist
creating public-private partnerships to build the country’s infrastructure.
Access to finance
The banking sector in Egypt accounts for 95 percent of total financial
system assets and includes four commercial banks, three specialised banks,
and 17 joint-venture banks with state participation. State-owned banks
have the most balanced branch network overall, although their presence
is still greater in urban than in rural 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 little.
As of December 2011, the loan-to-deposit ratio stood at 50 percent.
Nevertheless, Egypt is moving towards becoming the biggest financial
centre in the North African region. Non-bank finance remains moderately
developed in Egypt, as financial institutions face various obstacles.
Mortgage finance is constrained by the limited access to long-term funding,
the small proportion of registered properties and cumbersome property
registration procedures, inadequate collateral enforcement, and untested
foreclosure procedures. Consumers without bank accounts or proof of
income also struggle to access mortgage finance. 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.

6.09 Egyptian Pound (EGP)

Main Urban Centres

Cairo (capital)

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

82 536 770
1.7
43
1.8
1.8
2 781
6 160
30.8 (2008)
0.644 (113)
9.4 (2009)
18.5
11
6.2
110
9.7
1.8
6.6
74.9
1.0
4.50
13 300
50 and 60m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

To address funding constraints in the mortgage finance market, the
Egyptian Mortgage Refinance Company (EMRC) was established in 2006.
EMRC is one of a number of liquidity facilities on the continent established
with support from the World Bank (another has been established in
Tanzania and there are plans for one in Nigeria), and its role is to finance
mortgage finance companies. EMRC’s shareholders are government (the
Central Bank of Egypt, National Finance Guarantee and Subsidy Fund and
National Bank of Egypt), the International Finance Corporation and other
lending institutions. The Egyptian mortgage market has grown very rapidly
since the establishment of the EMRC. Hofinet reports that in 2007, there
were only 3109 mortgages in Egypt. This more than doubled in 2008
(reaching 7197 mortgages) and doubled again by 2009 (reaching 14 230
mortgages) and almost doubled again in 2010 (reaching 26 597
mortgages). By the end of 2011, there were 29 631 mortgages in the
country and these comprised one percent of GDP.
By mid-2010 there were 11 mortgage finance companies, up from only
two in 2005. The government plans to expand the mortgage market to
EGP 10 billion (US$1.76 billion) in the three years starting from 2010.
At the end of December 2011, EMRC and the Housing and Development
Bank signed a second Master Refinance Agreement. The agreement will
provide refinancing for EGP 50 million (US$8 206 069) against portfolios
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In 2010, an estimated 75,000 consumers had a mortgage.
In 2012, the cheapest house is US$13 300. To afford the
cheapest house, one would have to pay US$151.18 monthly
for a period of 15 years at a rate 11%.
The government is working to expand the mortgage market to
EGP 10 billion (US$1.76 billion) by 2013.

<$2,00/day
22% earn less than the national poverty line
International poverty line; 18.5% earn below
US$60 per month.

of low income housing under the National Housing Project. By
June 2012, the EMRC’s loan portfolio was EGP 500 million
(US$82 060 691) and the company had completed mortgage
refinance operations worth EGP 60 million (US$9 847 282) –
reaching 60 percent of its EGP 100 million (US$16 412 138) finance
target. The EMRC refinanced 14 632 loans, of which 12 451 were
disbursed to low income clients. For loans up to five years, the
EMRC charges 12.5 percent interest; for loans between five and 15
years, it charges 12 percent. In 2011, defaults were three percent,
and projections for 2012 are that this will stay constant. Low income
loans account for 59 percent of the total book, and EGP 284 million
(US$46 610 472). In the first quarter of 2012, the EMRC generated
a net profit worth EGP 4.5 million (US$738 546).
In 2010, the National Bank of Egypt established its subsidiary, AlAhly Mortgage Finance, with a primary objective to develop the
housing sector to meet the needs of the market by promoting
home ownership and offering long-term finance to households. The
company provides mortgage finance with 15 to 20 year tenors,
financing up to 90 percent of the property value and 70 percent of
the value of construction.
Microfinance in Egypt is still underdeveloped relative to the large
potential market. To date, banks and NGOs are the major providers
of microfinance. Sixteen microlenders reported to the MixMarket,
in 2011. Between them, their gross loan portfolio equaled
US$53.4 million, with 160 647 active borrowers. Fifteen MFIs –
mostly NGOs – serve more than 85 percent of the total active
clients, and about 50 percent of this comprises individual loans to
finance existing small and medium enterprises. Microfinance for
housing as a specified product is limited, although a significant
portion of borrowers use their loans for home improvement.
Affordability
According to a report by Dar Al Mimar Group, Egyptians on average
buy houses at seven times their income which is higher than in most
other countries, such the US where Americans on average buy their
houses at four times their income. On average a borrower spends
30 percent to 60 percent of their income on housing, and with
property prices at about seven times the annual income, it would
take about 19 years to pay for a house. A USAID report showed
the high level of informal lending in this sector, stating that financing
mainly comes from savings (65 percent), savings from abroad (14
percent), contributions from relatives (11 percent), loans from
individuals (five percent), loans from work (three percent); and only
two percent of loans come from banks. The mortgage interest rate
averages at about 12.45 percent per annum.
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The Egyptian Guarantee and Subsidy Fund was established in 2004,
and works to expand housing affordability for moderate and low-

income Egyptian households. GSF created a new transparent
upfront/buy-down subsidy program linked to credit for households
at the margin of the mortgage market, which is supported by the
World Bank. GSF’s Mortgage Finance Fund subsidised about 10 000
housing units in 2010, and will subsidise about 65 000 units by
2012/13. Low income households with a maximum monthly
income of EGP 20 000 (U$3 370) may qualify for the subsidies.
Housing Supply
About 90 percent of Egypt’s housing supply is built informally, while
only 10 percent is built by professional property developers. But this
is changing rapidly. More than 11 million people, out of the country’s
total population of about 84 million, live in informal settlements. The
uneven nature of the economy has put most decent housing beyond
the financial means of the low and middle income classes. As a
result, there is an excess of higher priced units that contrasts
markedly with the severe shortage of low and middle income units.
The country’s housing demand is estimated at 610 000 units a year
with 350 000 accounting for the rural sector. The main driver for the
demand for housing in Egypt appears to be population growth –
the World Bank (2009) estimated the annual growth rate as 1.8
percent per annum. With a population of 82 million and growing,
Egypt has one of the largest domestic markets in the region. The
housing market is expected to grow at a combined annual growth
rate of 4.3 percent.
The Egyptian construction sector is expected to have strong and
stable growth between 2010 and 2014, with the construction
industry value growing at an average of 4.91 percent year-on-year,
rising to US$15.8 billion in 2014. The positive outlook for the sector
is based on the expectation that there is a strong and sustainable
demand for infrastructure projects, high-levels of government
investment and rising private investment Public-private partnerships
are beginning to proliferate as the government steps up its efforts
to engage the private sector in infrastructure projects as part of its
long-term infrastructure investment strategy. The strong demand
for building materials is driving imports in Egypt's cement industry.
The 25 percent year-on-year increase (adjusted for inflation) in
Egypt's cement demand in 2009 highlights the importance of the
cement industry in supporting the country's housing and
construction industries.
Habitat for Humanity International has been working in Egypt since
1989 and has provided finance for the construction or major
renovation of more than 16 000 houses. In the 2011 financial year
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
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uses the Hybrid Value Chain model, which encourages partnerships
along the value chain, and partners with housing microlenders,
building materials suppliers and other stakeholders to drive the
delivery of incremental housing.
Property Market
In Egypt there is an inconsistent approach to property valuations
and a lack of valuation information. This makes the effective use of
housing financing difficult as lenders have little idea of the true value
of property that they will recover in the case of default. It is
estimated that over 90 percent of urban housing is in the informal
sector – that is, without a formal title. Homeowners’ lack of formal
title to their property has hindered the use of houses as collateral
for other investments, such as small business, limiting economic
growth. The lack of formal titles also limits infrastructure
development. Another big obstacle to mortgage finance is property
registration – only around 10 percent of properties in Cairo, the
nation’s capital, are registered. This is a cumbersome process with
high registration fees, as well as the lack of crucial legal infrastructure,
particularly for contract enforcement, to support it. Some progress
has been made in this area, and property registration fees have been
reduced. The recent political upheaval in the country has resulted
in a significant decrease in land and property prices.
Policy and regulation
The design of housing policies in Egypt is seen as an important part
of the national planning process, in which the housing strategy
(including new town developments) has visible links with the
achievements of regional development goals. Subsidized private and
public housing in Egypt has been responsible for the development
of new towns and significant urban transformation. It also serves
as a basis for industrialisation and increased private investment. The
Egyptian housing policy, which in the past provided deep supply-side
subsidies to mostly ownership housing, is being phased out and a
new housing strategy / policy is being development by the new
ministry. With 1 221 urban slum areas, housing between 12 and 15
million of the country's approximately 84 million citizens, a slum
upgrading strategy is increasingly important. Government’s
approach has been to extend basic infrastructure for water,
electricity and sewage removal to slum areas.
Opportunities
Promoting real estate ownership rights for the public and for the
poor in particular through registering their properties is a major
challenge that could change the map of poverty in Egypt. There is
a need for faster approval procedures by government departments
and for the central bank to encourage banks to extend credit
facilities to MFIs based on the quality of the loan portfolios of these
institutions and to benefit from their outreach and experience in
microfinance. MFIs are not participating in the credit bureau system,
which creates an information gap. This is due to the perception of
the high cost of the service compared to the value of microloans.

transforming into for profit businesses, despite the wide range of
tax and duties exemptions they stand to lose as a result of this
change. 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 facing for
microfinance is the interest rate cap of seven percent on all civil and
commercial transactions: banks are the only entities exempted from
this rule. 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
organisation has yet achieved significant success in encouraging
banks to finance NGOs. In addition, some donor agencies such as
KfW, USAID and the French Development Agency have launched or
are considering launching credit guarantee programmes.
Sources
1. Ayman Ismail (2010). Positive Dynamics of Egyptian Real Estate
Market. Euromoney Conferences.
2. Everhart, S, Heybey, B, & Carleton, P (2006). Egypt: Overview
of the Housing Sector. Housing Finance International, 9 – 15.
3. Hayawan, M, & Hamid, MA (2010). The Role of the Mortgage
Finance Fund. (H. Rizk, Interviewer)
4. Mountain View. (2010). The Positive Dynamics of the Egyptian
Real Estate Market. Euromoney Conferences.
5. Rakhit, A (2010). Defining the "New Normal" Global Real Estate
market Review. Euromoney Conferences.
6. USAID. (2009). The Legal and Regulatory Environment for
Microfinance in Egypt.
7. Waly, G (2009). Microfinance in Egypt: An Overview.
8. World Bank (2012). Doing Business 2012: Egypt Country
Profile.
Websites
www.africaneconomicoutlook.org
www.ashoka.org
www.campas.gov.eg
www.dalalmimar.com
www.globalpropertyguide.com
www.hofinet.org
www.mfw4a.org
www.mixmarket.org
www.propertywire.com
www.worldbank.org

In recent years NGO MFIs with successful practices have been
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Ethiopia
KEY FIGURES
Exchange Rate: 1 US$■

Kenya

Tanzania

Malawi

Mozambique

Main Urban Centres

Addis Ababa (capital)

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*

84 734 262
2.1
18
3.9
7.3
374
1 110
29.8 (2005)•
0.363 (174)
20.5 (2009)
77.6
8 (2008)
4.7 (2008)
111

Minimum stand or plot size for residential property*

Overview
Africa’s oldest independent country (about 800 B.C.) has, from the
beginning of the 1990s after the fall of the Marxist Derg regime, been
undergoing a successful restructuring of its economy, from the previous
military-command style to a market-oriented one. The country has
sustained some of the highest economic growth rates on the continent
over the past decade, with double-digit growth in most of those years. The
global economic recession did affect growth, causing a minor slow down,
but in 2011, GDP growth was relatively high, at eight percent. Growth for
2012 and 2013 is expected to be sustained, but at a slower rate. The fiveyear Growth and Transformation Plan (GTP) for 2010/2011 – 2014/2015
is driving Ethiopia’s growth plans – in its first year, an 11.4 percent GDP
growth was achieved. Agricultural exports continue to be important in the
country’s economic growth strategy.
Ethiopia has battled with high inflation rates. In 2008/2009, for example,
it averaged 36 percent, mainly driven by food prices. Although this had
reduced significantly by 2011, it still remains high at 12.5 percent. This has
threatened the country’s economic and social gains over the years, and
has affected lending activities of banks, with a general downward decline
in new loan disbursements, as the National Bank of Ethiopia (NBE)
imposed quantitative lending ceilings on private banks. The cost of living
across Ethiopia, and especially in its capital, Addis Ababa, is high and many
people struggle to afford the basic necessities.
The addition of three new hydroelectric powers stations since late 2009
are hoped to alleviate the crippling power rationing that has curtailed
production in the cement and other essential industrial sectors. Cement
production was given a boost in 2012 with the investment by the IFC in
the Derba Cement Factory, and subsequent investments by South Africa’s
Industrial Development Corporation and Pretoria Portland Cement into
the Habesha Cement Share Company. The cement plant is planned for
completion in the first half of 2014.
In September 2010, the central bank devalued the Ethiopian Birr by 20
percent. This was intended to boost the competitiveness of Ethiopia's

18.02 Ethiopian Birr (ETB)

37.1 (2008)
<1.0
7.21
51 331
100m2
75m² in Addis /150m² in other
cities

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

exports. It had a positive effect on remittances, but on the flipside made
the price of imported building materials more expensive. A threat to
devalue the currency again at the end of 2011 did not transpire.
Access to finance
Traditionally the banking sector has been dominated by the state.
Comparative statistics such as the number of bank branches per person
shows it to be fairing poorly even by Sub-Saharan standards.
Nevertheless Ethiopia’s banks are highly profitable, and have managed to
pay dividends of more than 30 percent on share prices. The NBE reports
that there are 17 banks with more than 970 bank branches in the country,
showing significant growth of almost 30 percent since 2011. The largest
is the government-owned Commercial Bank of Ethiopia (CBE), which has
over 547 branches. As of June 2011, that bank had assets worth Birr 114
billion (US$6.3 billion). While foreign participation in banking, insurance
and microfinance services is prohibited, the entry of private banks since
1994 to rival the large state banks has infused, to a limited extent, greater
competition and innovation in the banking industry, and increasing private
participation is evident. Capital from the banking sector totalled Birr 15.9
billion (US$882 million), 45.3 percent of which was from private banks, an
impressive increase from 23.3 percent in 2011. Loans dispersed by the
banking sector were Birr 12.7 billion, up by 81.2 percent on an annual
basis. Deposits amounted to Birr 129.6 billion at the end of June 2011,
an annual increase of 42.5 percent. The growth was due to the expansion
in bank branches and a positive turn in economic activities.
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Historically, lending for housing (both development and mortgage
finance), was carried out by a specialist lender, the Housing and
Savings Bank (HSB). It was formed in 1975 through the merger of
two financial institutions, the Imperial Savings and Home Ownership
Association, and Savings and Mortgage Corporation of Ethiopia. For
about 20 years from its inception, 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. Since its
establishment in the early 1970s, the former HSB and now CBB has
extended mortgage loans for the construction of just more than 30
000 residential units. In 2009/2010, one quarter of loans approved
by CBB were for the construction and/or purchase of residential
property. A further 29 percent was for the construction of
businesses, and the remainder was used for short- to medium-term
loans. By the following year, 32 percent of loans approved by the
CBB were for the construction and/or purchase of residential
property. Mortgage loans offered by CBB require a 30 percent
deposit. Borrowers must be formally employed.
The other major mortgage lender in the country, the CBE, disbursed
mortgage loans worth Birr 676 million (US$40.8 million) in the year
2008/2009, from virtually nil the previous year. This proportionally
amounted to only nine percent of its total new lending activity.
Private banks were slow to participate in the mortgage market due
to risk factors created by short-term financing and a lack of
experience. By 2009/2010, CBE had Birr 3 245 million worth of
outstanding loans for building and construction. UN-Habitat (2011)
argues that investment in the housing sector is limited due to the
low level of domestic savings and a shortage of external resources.
Microfinance is an important source of financing and there are 31
registered microfinance institutions in Ethiopia serving an estimated
2.7 million low income people. Twenty-five of these are listed on
the MixMarket, with US$173.1 million worth of loans dispersed to
808 044 active borrowers. The industry has experienced some of
the highest growth on the continent. While the microfinance sector
is not strictly supervised, specialised microfinance laws have been
drafted.The microfinance sector is yet to create products suitable for
housing finance although some MFIs are introducing “asset loans”
that can be used for housing finance, for example the Amhara Credit
and Saving Institution (ACSI). ACSI is the largest MFI with 775 399
active borrowers and a loan portfolio of worth US$169.7 million.
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Mobilised deposits remain the major source of funding for banks in
the country. There is no stock market in Ethiopia, and treasury bills
are the only active primary securities, which means there are
investment channels to finance growth in the country. Occasional
government bonds are issued to fund short-term budgetary deficits,
readily taken up by the banking sector with its excessive liquidity.
International remittances represent a huge potential finance
resource for housing in the country. Access to credit information in
Ethiopia is low with less than one percent of coverage of the adult
population through the public credit registry. In August 2011, a credit
bureau and credit information system was launched, paving the way
for improved financial infrastructure.
.
Affordability
The Ethiopian government has been implementing an ambitious
housing programme, the Integrated Housing Development
Programme (IHDP) since 2005, targeted at low and middle income
households. This has had a substantial impact on housing
affordability for this target market. Within Addis Ababa, the
programme delivers housing at a cost of about Birr 3 000 (US$166)

per square meter, versus Birr 5 500 (US$305) per square meter in
the private sector. A 100m² house delivered as part of the IHDP
would therefore cost in the region of Birr 30 000 (US$16 600).
The government has developed three housing sub-programmes
under the new urban housing policy and strategy framework. The
programmes include the delivery of affordable housing, the purchase
of which is then financed with subsidised interest rates. In terms of
the 40/60 saving and housing development sub-programme,
households are required to save 40 percent of the purchase price
over five years, realizing a 5.5 percent interest on their savings. They
then get a loan for the remaining 60 percent of the purchase price
which they repay over 17 years at a rate of 7.5 percent. The low
income housing sub-programme requires households to save 10
percent of the purchase price for two years, realising five percent
interest on their savings. The remaining 90 percent of the purchase
price is then paid back over 25 years at a rate of 9.5 percent. The
IHDP requires households to provide a 20 percent deposit and then
a 20-year loan for the remaining 80 percent of the purchase price
is provided at a rate of 9.5 percent.
Government also provides what it calls real estate development
support, for housing delivered by the private sector. In this case, the
buyer is required to pay a 30 percent deposit. The remaining 70
percent of the purchase price is then financed with a five-year loan
at 9.5 percent. This is targeted at middle and high income
households.
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, it is only the upper income groups, and
members of the diaspora who can afford newly constructed housing
built by the private sector in Ethiopia. Cash is still the predominant
form for purchasing formal housing although mortgage lending is
growing. Loan-to-value ratios are moderate: a loan by the CBB for
instance requires that a deposit of 30 percent is made upfront. Loan
terms are short – generally five years.
Rising building material costs have also negatively affected
affordability. More recently, however, the development of the Derba
Cement Factory has reduced the cost of cement by more than half
the prices charged during the cement shortage. The Derba Cement
Factory announced that it would offer a three-month credit to
contractors for 50 percent payment and a bank guarantee. Bulk
orders at the reduced price are placed through the Commercial
Bank of Ethiopia and Dashen Bank, given their extensive branch
network, as a way to avoid middle men and thereby protect
affordability.
Housing Supply
According to a UN-Habitat report, the housing deficit is between
900 000 and 1 000 000 units in urban areas, and an estimated 225 000
housing units a year are required to meet the Millennium
Development Goals by the 2015 deadline. The relative youth of
Ethiopia’s population, with more than 50 percent under the age of
18, coupled with a population growth rate that expects to see
Ethiopia’s population reach 100 million by 2020, is putting
considerable pressure on the demand for housing. It is estimated
that only 30 percent of Ethiopia’s total housing stock is in fair
condition, while the remaining 70 percent is in need of total
replacement. A 2007 survey noted that in Addis Ababa alone, the
demand was for between 35 000 and 45 000 housing units to be
supplied annually for 10 years to replace the existing dilapidated
stock as well as cater for new household formation. At the current
rate of supply, even with the progress of government housing
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ACCESS TO
FORMAL HOUSING
IN ETHIOPIA

Low cost housing by the city of Addis Ababa would require an
income of at least US$66 – US$100. In 2012, Addis Ababa
transferred 7,300 condominiums to beneficiaries.

<$2,00/day
International
poverty line;
77.6% of the
country's population
earn below

To date, the government has delivered more than 208 000
subsidised condominium housing units.

Population below
national poverty line,
38.9%

programmes, this is unlikely to be met especially at the middle to
lower income bands.
A key constraint to affordable housing delivery is the inability to
access land owned by the state. In the absence of a vibrant private
sector, housing co-operatives became the primary mode of housing
construction in urban areas, constituting over half of the Addis Ababa
total formal sector housing stock up until 2005. During the Derg,
and then under the new government up until the election of 2005,
co-operatives were allocated land to develop for their members.
Since then, however, no land has been given to co-operatives. There
are also very few private real estate developers in the country, and
the ones that exist concentrate on the middle to high income
consumers.
The IHDP, implemented in 56 municipalities across the country,
delivers condominium housing – that is, multi-storied housing units
for several households, where communal areas are jointly owned
and managed. The mandate of the IHDP is to reduce slum areas in
the city by 50 percent, and the programme had a target of building
400 000 housing units nationally. More than Birr 15.4 billion has
been spent by government through the IHDP. Cities Alliance
reports that the IHDP has delivered 208 000 housing units to date,
about half of which have been concentrated in Addis Ababa, which
accommodates an estimated 25 percent of Ethiopia’s urban
population. The programme uses a labour-intensive delivery method
and has created an estimated 176 000 jobs.
In Addis Ababa there have been three phases of the programme:
infill, expansion, and urban renewal. During the first two phases,
condominium sites were developed on vacant plots – in the first
phase, in the city; and in the second phase, on the urban periphery.
In the third phase, the emphasis of the programme has shifted to
urban renewal, and is being used to clear inner-city slum areas, and
develop these for condominium housing, private sector
developments, social infrastructure, and other land uses. In August
2012 alone, the Addis Ababa City Administration transferred 7 300
condominium houses to beneficiaries. More than 72 000
condominium houses have been built and transferred to
beneficiaries since the commencement of the project in 2005. In the
coming three years, the City Administration of Addis Ababa has
plans to construct over 170 000 housing units.
The programme is facing a number of challenges. While delivery
has been substantial, it has been neither sufficient, nor has it met the
needs of the lowest income earners. Affordability for the housing
units delivered through the programme has been limited to lowermiddle and middle income earners, primarily because of the
limtations created by the deposit requirements – an amount that

exceeds the savings capacity of low income households. Also,
households that are informally employed, with erratic incomes,
cannot manage to meet the monthly loan requirements. A second
challenge relates to the long-term sustainability of the programme
financing approach, especially if non-payment increases. Lastly, the
urban renewal approach of recent years has been criticised for being
failing to engage appropriately with the transitional implications as
residents wait for their housing to be built. A series of projectspecific issues have also been raised, relating to the location of
housing, and the overall quality of the built environment. An
evaluation of the IHDP, undertaken by the Ministry in 2010, has
recognised these and other issues.
Property Market
There is some evidence of a growing property market in the
country’s urban areas, including a surge in building activity.
Manufacturing related to the construction industry, including the
cement, lime, plaster, structural clay and glass industries, constitutes
one of the largest and fastest growing industries in the country. CBB
reports that in 2011/2012, 73.4 percent of long-term loans were
dispersed towards the construction of residential and commercial
buildings.
Ethiopia is rated 113rd, globally, out of 183 countries, in the World
Bank Doing Business 2012 indicator for Registering Property. This
is a deterioration of eight places from 2011. It takes on average 41
days to go through the 10 procedures for a property to be
registered, and the process costs an estimated 2.1 percent of the
property value. With more procedures, Ethiopia’s property
registration process is still faster than the Sub-Saharan African
average, by 24 days. It is also cheaper – just over a fifth of what it
costs in the rest of the region. Local practitioners suggest that the
Business Process Re-engineering Process which has recently been
implemented should improve these figures and Ethiopia’s ranking in
the next assessment.
All land in Ethiopia is owned by the state, and rights to land are
granted through a lease system from 99 years for residential housing
to 15 years for urban agriculture in urban centres across the country.
Implementing the land lease has not been without problems,
however, and it is often considered an obstacle to the development
of the real estate market. The lease prices charged are considered
by many as expensive and in general, supply of leases is slow and
inadequate. The accuracy of the lease system has also been queried
given that there are often multiple recipients to the same plots of
land. As a result, banks are said to have limited confidence in the
lease system for the collateralisation of land.
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Policy and regulation

Sources

A national housing policy has been developed and is awaiting
approval. Housing is included under the Ministry of Urban
Development and Construction, and falls under the Land and
Housing Development Coordinating Bureau. The Bureau’s mandate
is to implement housing policy, strategy and programmes, and
specifically the IHDP.

1. Ayenew, M. (2009). Access to Housing Finance in Africa:
Exploring the Issues (No. 9) Ethiopia. Report Commissioned by
the FinMark Trust with support from Habitat for Humanity.
2. Construction and Business Bank (2008). Annual Report
2007/2008.
3. Federal Democratic Republic of Ethiopia (2010). Ministry of
Works and Urban Development. Housing Development
Programme: 2006 – 2010 Plan Implementation Report.
4. Federal Democratic Republic of Ethiopia (2011). Federal
Negarit Gazeta of the, 18th Year, Number 4, Addis Ababa, 28
November 2011.
5. National Bank of Ethiopia (2010). Monthly Macroeconomic
Indicators for the month of March.
6. UN-Habitat (2011). Condominium Housing in Ethiopia: The
Integrated Housing Development Programme.
7. Worku, G (2010). Electronic Banking in Ethiopia, Journal of
Internet Banking and Commerce
8. World Bank (2011). Doing Business 2012.
9. World Bank (2012). Reforming Ethiopia’s Justice System

The Ethiopian judiciary has benefited from recent reforms. The
World Bank funded Justice System Reform Program, part of the
Public Sector Capacity Building Program, has been able to enhance
transparency and accountability through increased access to justice
information. It has established more than 430 client information
counters in courts across the nation, to make information available
to the public on both individual cases and the judiciary in general.
Bench judgments are being published and disseminated, and a wide
range of information about the court, including court judgments and
proclamations, is now published on the website. Ethiopia ranks
relatively highly at 57th place in 2012, in the World Bank’s Doing
Business indicator for enforcing contracts, and 56th for dealing with
construction permits. The ranking for getting credit is substantially
worse, however, at 150th out of 183, and it scored four out of 10
on the strength of legal rights index. Ethiopia has a public credit
registry but no private credit bureau.
Opportunities
Ethiopia clearly has a great need for affordable housing delivery –
and this promises to continue well into the future as its young
population becomes of house-seeking age. To create even greater
opportunities in the formal housing sector, Ethiopia needs to
continue with ongoing reforms to modernise its finance and land
markets. These reforms should resolve the problems of an
inadequately responsive banking sector, undeveloped capital markets,
the high inflationary environment that has discouraged lending, and
a system of land registration that does not inspire confidence.
Complemented by the high economic growth of the past, as well as
increased funding inflows, the housing finance markets are destined
for growth at virtually all income levels, but particularly within the
lower to middle income ranges. A further asset is Ethiopia’s
microfinance industry – one of the largest on the continent. Given
relative tenure security, this creates enormous potential for the
development of housing microfinance products, which are more
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.
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Websites
www.africaneconomicoutlook.org
www.allafrica.com
www.allbusiness.com
www.cbb.com.et
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www.economist.com
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Gambia
KEY FIGURES
Exchange Rate: 1 US$■

Kenya

Tanzania

Malawi

Mozambique

Overview
With a total area of only 11 000 km2, the Gambia is one of the smallest
countries in Africa. The Gambian economy is based mainly on agriculture
and a growing tourism sector. Over the past few years the country has
experienced strong growth rates – in 2010, growth slowed down from
6.7 percent in 2009 to an estimated 5.4 percent. The real GDP target of
5.5 percent in 2011 was not achieved due to the global economic crisis
and the food crisis that resulted from poor weather conditions on
agricultural output. The GDP growth rate in 2012 and 2013 is expected
to reach 5.6 percent. Also the emergence of the National Agricultural
Investment Plan would significantly contribute to the growth of the sector
and the economy. Gambia is a member of the Economic Community of
West African States (ECOWAS) and of the West African Monetary Zone
(WAMZ), whose members plan to introduce a common currency, the
ECO, by 2015.
Access to finance
TThe country’s financial system, however small it is, is quite efficient. There
has been an influx of foreign banks over the years, which is increasing the
penetration of financial services in the country. There are thirteen
commercial banks in the Gambia, as well as one Islamic Bank. A locally
incorporated subsidiary of Standard Chartered Bank has a 25 percent
market share of the total customer base. In 2009, commercial banks’
credit increased to D5.26 billion and the construction sector increased by
GMD 513.42 million.
In the past decade the non-performing loans ranged between 12 – 14
percent, which is relatively moderate, when compared to neighbouring
countries’ financial data. Most banks do not provide mortgage facilities.
The country scores a modest five out of ten 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 among Gambians is limited, with only 45 percent of the population
being secure. All these factors limit accessibility to mortgage financing, and
dampen the incentive to self-build through housing microfinance.
Mortgage products are offered by various banks. The Home Finance

33.52 Gambian Dalasi (GMD)

Main Urban Centres

Banjul (capital), Serekunda

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

1 776 103
2.7
58
4.2
5
625
2 060
47.3 (2003)+
0.42 (168)
56.7
28
14.6
149

35.5
6.34
100 000
220m²
375m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

Company, for example, offers a mortgage product that finances 70
percent of the value of the property payable over a maximum of 15 years.
Home Finance Company of the Gambia Limited was incorporated in
2001 with technical assistance from HFC Ghana. HFC currently has two
shareholders: Social Security and Housing Finance Corporation (SSHFC)
who own 90 percent of the shares and Trust Bank Limited which
owns 10 percent. In May 2012, the book size of the company stood
at GMD 35 764 528 the equivalent of US$1.2million.
Gambia has a conducive environment for microfinance lending, including
specialised microfinance regulations and a number of Savings and Credit
Associations. This has led to greater availability of financial services
through MFIs. Two MFIs have registered on the MIX Market, reporting by
2010 a gross loan portfolio of US$3.7 million to about 11 686 active
borrowers. The country has a high per capita savings rate to other
countries. This is a good platform for housing microfinance going into the
future. Gambia also has the advantage of 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. It invests in affordable
residential housing development. Financing for the mortgages is likewise
provided by the fund. At least four projects have been completed so far,
although the total output is fairly modest given the size of the demand.
The Gambia lost 20 places in the World Bank’s Doing Business Indicator
for getting credit, from 139th place in 2011 to 159th place in 2012, out
of a total of 183 countries. Since 2009, a credit bureau has been in
operation.
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Standard 3-bedroom house (220m2) built by a formal
developer costs US$100 000. Most Gambians (even the
middle class) build their housing themselves, incrementally.

ACCESS TO
FORMAL HOUSING
IN GAMBIA
<$2,00/day

Population
below national
poverty line,
48.4%

International poverty
line; 56.7% of the
country's population
earn below US$60 per
month

Affordability
While the Gambia has a relatively high GDP growth rate, 56,7
percent of its population lives on less than US$2,00 per day. Data
from 2003 suggests that just over 60 percent live below the national
poverty line. Remittances are a significant component of national
income, measuring 18 percent of GDP in 2007.
One of the largest private developers in the country,TAF, is involved
in housing development, requiring monthly payments of at least
US$1 500, and even more per month, depending on the housing
product. These mortgage products are all above the financial ability
of the vast majority of Gambians, however. The SSHFC, which has
a mandate to provide affordable housing for the poor, has been
criticized for providing products that are unaffordable for most
Gambians. Most housing built by private developers, however, is far
out of reach of the majority of Gambians. The price of a three
bedroom house (220m2) is about US$100 000; a two bedroom
might be found for US$50 000. As a result, most Gambians selfbuild their own housing to match their own personal affordability.
Housing Supply
Gambia’s urbanization rate is estimated at 4.13 percent (2000 –
2010 est), and 56 percent of the population live in urban areas. UNHabitat estimates that one third of the population lacks access to
potable water, and over 50 percent of the population has inadequate
access to sanitation facilities. UN-Habitat has implemented their
Participatory Slum Upgrading Programme.
The SSHFC provides serviced plots of land with or without small
construction loans for the low and middle-income groups. They also
develop completed housing units for purchase by middle-income
households. The SSHFC is involved in a number of housing projects.
Houses are financed at 75 percent loan to value over a period of 15
years. To date, the SSHFC has implemented two housing projects.
There is a general shortage of affordable housing for the majority of
Gambians. This was acknowledged in the launch of the latest
development by the SSHFC, in joint venture with a private
developer in Makumbaya. The development is worth GMD400
million (US$14 million) and consists of 3 000 serviced plots.
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Property Market
Property prices have risen steadily over the past few years, spurred
on in part by the booming tourism industry. Secondary property
markets are limited by the shortage of mortgageable stock 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. The Gambia scores low in the World Bank’s Doing Business
Indicator for registering property: 119th out of 183. That said, its
performance is comparable to Sub-Saharan Africa: it takes 66 days
to complete the five procedures involved in registering property.

The costs of registration constitute 7.7 percent of the total property
value – less than the average for the region.
Policy and regulation
The Gambian financial system has gone through a number changes:
most interest rates are freely determined, direct controls have been
eliminated, exchange controls have been abolished and monetary
policy has been liberalised. The Banking Act of 2009 sets the
regulatory framework. Laws effectively dis-establishing the SSHFC
and creating distinct entities to deal with social security (Social
Security Corporation Bill) and housing funding (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 in the country. To spur on better
functioning housing finance markets, the country requires extensive
reforms, especially around infrastructure supporting the mortgaging
process. The land administration system also needs reform to create
greater certainty around land collateral. Gambia’s Poverty
Reduction Strategy Paper acknowledges these important reforms,
pointing out their necessity for the general improvement of trade
and creation of a conducive investment climate.
Opportunities
The Gambian market offers potential in the areas of high income and
tourism housing development. Like many African countries, the
affordable housing market is inadequately served, a fact acknowledged
by the government. Gambia’s substantial remittances from the
diaspora provide a useful source of housing finance that can be
harnessed for both mortgage and microfinance lending. The high
levels of informality and an established microfinance industry point at
potential for housing micro finance, which can be supported by what
has proved to be a relatively well developed pensions industry.
Sources
1. Economist Intelligence Unit, www.economist.com. Gambia
Country Outlook 2010.
2. Oxford Economics Country Briefing, 22 March 2010. The
Gambia
3. World Bank (2012) Doing Business Survey: Gambia
4. African Economic Outlook (2012)
Websites
www.allafrica.com
www.africaneconomicoutlook.org
www.doingbusiness.org
www.gambianow.com
www.mfw4a.org
www.mixmarket.org
www.sshfc.gm
www.tafgambia.com
www.unhabitat.org
www.worldbank.org
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Ghana
KEY FIGURES
Exchange Rate: 1 US$■

Ethiopia

Kenya

Overview
The Ghanaian economy is characterised by its stable political climate,
outstanding growth performance and effective macroeconomic policies.
Ghana’s economy grew by a dramatic 14.4 percent in 2011, due to the
growth within the oil and construction sectors. GDP for 2012 is expected
to decrease to 7.5 percent as oil production plateaus. This slowdown is
expected to affect other sectors of the economy. Currency fluctuations
have also had an impact – the Ghana cedi has devalued by 30 percent
since January 2012. The growing economy has put pressure on the energy
sector, which is highly dependent on hydropower plants. An IFC loan to
expand the gas-fired Takoradi 2 power plant may ease this. Ghana’s annual
inflation rate was 9.4 percent in June 2012. After the death of President
John Atta Mills in July, Ghanaians will be heading to the polls in December
to elect the next ruling party. Ahead of the elections, political pressure
has been put on the government to deliver on infrastructure projects.
Access to finance
Over the past years, Ghana’s financial system has undergone intensive
regulatory reform and restructuring, which has resulted in an increase in
credit offered by commercial banks. The financial sector has 29 banks, five
of which are foreign-owned and three are state-owned. The largest bank
in the country is the state-owned Ghana Commercial Bank which holds
about 11.6 percent of banking sector assets – down from 15 percent in
2011. The country has an efficient stock market, with 36 listed companies
on the Ghana Stock Exchange in 2012. Banks have used the stock
exchange to raise funds to mortgage lending. For example, HFC Bank has
issued and listed six corporate bonds since 1996. Also, recent regulation
has allowed foreign investors to invest in securities listed on the stock
exchange without exchange control regulations. Ghana’s pension industry
is small with only nine percent of the labour force contributing.
Bank of Ghana, the central bank, has increased the minimum capital that
all financial institutions have to hold on their balance sheets. As a result the
entire banking sector has to increase stated capital by the end of 2012:
commercial banks to GH¢60 million (GH¢20 million in 2010) and savings
and loans to GH¢7m (GH¢3m in 2010). Rural banks remain unchanged

1.89 Ghanaian Cedi (GH¢)

Main Urban Centres

Accra (capital), Kumasi

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

24 965 816
2.3
52
3.8
14.4
1 570
1 820
42.8 (2006)•
0.541 (135)
3.6 (2006)
53.6
17.1 (2009)
63
29.4
2.5
6
27.7
0.5
8 – 12.00
17 500
75m²
24 x 12m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

at GH¢150k. The surplus liquidity is a challenge banks are now beginning
to contemplate.
Ghana has a dynamic and well-developed microlending sector, with 78
MFIs reporting to the MixMarket in 2011. With an estimated 300 878
borrowers, the gross loan portfolio is US$224.6 million. Among these
lenders, housing microfinance is offered, although scale has decreased in
the past year. HFC Bank offers housing loans in collaboration with CHF
International through Boafo Microfinance Services. Boafo has scaled back
considerably, however, in the past year. HMF loans range up to US$2 000.
ProCredit, an MFI that launched a housing improvement loan in 2006 has
recently changed strategy and shifted its focus upmarket to the SME
sector. The reasons given for stopping the housing finance products were
poor collections and funds being diverted to other sources. With the
end of funding from USAID, Habitat for Humanity Ghana and the Sinapi
Aba Trust have also scaled back on their project in Kumasi. Like
commercial banking, microfinance suffers from the lack of long-term
funding – funding lines of three to five years are too short for housing
microfinance which would do better on seven to 10 year terms.
In 2011 the Bank of Ghana introduced a new tier of regulation to the
microfinance sector, with Tier 3 and Tier 4 licences requiring GH¢100k
and GH¢60k per business unit. As at June 2012, 192 licenses had been
issued in this sector, with about 300 submitted. The objective is to
improve the regulation and stability of financial services.
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ACCESS TO
FORMAL HOUSING
IN GHANA

The price of the cheapest basic unit in 2012 is US$17 500.
To purchase a US$17 500 house, one would have to pay
US$210 monthly for 15 years at 12% interest.

<$2,00/day

International poverty line; 53.6%
of the country's population earn
below US$60 per month
Population below national
poverty line, 28.5%

Ghana has some way to go to create the necessary systems to
support mortgage lending although it is registering some progress.
There are five major players within the Ghanaian mortgage market:
HFC Bank, Ghana Home Loans (GHL), Fidelity Bank, CalBank
(CalMortgage) and Stanbic Bank. These banks offer a variety of
mortgage products, including mortgages for home purchase,
improvement or completion, as well as home equity mortgages. In
2011, GHL disbursed US$20 million in new loans for new
homeowners. With a portfolio of about US$65 million, GHL has
about 1 000 mortgages. The Ghana Property Awards awarded GHL
the Best Property Funding Partner in 2011. Further growth is
expected. In January 2012, Shelter Afrique signed a US$ 5 million
faciity with GHL to provide mortgages for at least 200 individuals in
the middle income bracket. Mortgage debt to GDP, at 0.37 percent
in 2007, fell to 0.42 percent in 2008, 0.3 percent in 2009, and 0.25
percent in 2010, in part due to the global financial crisis and the
prevalence of borrowers from the diaspora in Ghana’s mortgage
book.
Ghana Union Assurance launched the first collateral policy to
provide cover to finance houses on construction in 2012. The
collateral replacement indemnity (CRI) targets borrowers in the
lower to middle income mortgage market (with incomes below
GH¢4 400) who do not have the deposit required by mortgage
lenders, but who have the capacity to pay if spread over a period of
time. Working with the support of Home Finance Guarantors Africa
Reinsurance Limited, the CRI enables borrowers to access a 100
percent loan.
The capacity to register a property remains limited to major centres,
Accra, Kumasi and a few smaller towns. The process through the
Lands Commission remains quite manual and is fraught with
administrative limitations. Most of the country’s land is held in either
local custom hands (stools) or government. This lack of titled land
also inhibits development of the mortgage sector, as formal secure
registration remains a challenge.
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In the World Bank’s Doing Business 2012, Ghana fell to by three
spots to 48th place (out of 183 economies) in the report’s Getting
Credit index. The private bureau registry covers only 3.3 percent of
the adult population, receiving three points (out of six) on the World
Bank’s depth of credit information index. This is as a result of the
new credit bureau, Ghana’s first, which started operating in 2010.
The actual implementation of data collection began in earnest in
2011, and in 2012 adherence in submitting data was still low. Three
credit bureau licenses have been granted, to XDS Data, Hudson
Price, and Dunn and Bradstreet. A national identification exercise is
also underway. In preparation for the 2012 elections the Electoral
Commission launched a voter registration process using biometrics;
this is expected to serve as the basis for a future national ID system.

The database will be accessible to the financial sector in 2013, using
biometric ID, which could improve risk management. These
measures are expected to improve the environment to facilitate
lending by banks and non-bank financial institutions.
In 2012, the World Bank launched the Global Financial Inclusion
(Global Findex) Database, exploring levels of financial inclusion
around the world. According to Findex, 26.2 percent of rural, and
52.5 percent of urban, Ghanaians over 15 years of age have an
account with a formal financial institution. Credit is fairly common
– 39.2 percent of adults over 25 years of age report that they had
a loan in the past year to 2011. The majority of these loans were
from family or friends. Only 7.5 percent of adults had a loan from
a financial institution and only 3.8 percent had a loan 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 of income earners. 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 of income earners.
Affordability
The cost of borrowing has come down in Ghana, though this is
dependent on the denomination of the loan. HFC Bank offers US
Dollar-denominated mortgages at 13.5 percent, while mortgages in
Ghana Cedis are offered at a high 28 percent. HFC Bank offers
mortgages at a 12 percent base plus a risk margin. Only about three
percent of households can afford the cheapest formal sector
dwelling on the market. Loan to Values (LTVs) vary but are all
generally not exceptional; HFC Bank lends with an LTV of 80
percent, and GHL requires a 75 percent LTV. There are some short
terms for loans, as little as six months to two years, although 20year loans are available.
Most formal housing units are beyond the affordability level of the
majority; a basic one bedroom semi-detached house costs between
US$18 000 and US$30 000 on a plot costing GH¢6 000 (US$3 000).
The monthly mortgage will be US$250 and requires that the
prospective mortgagor be earning about US$750 a month to qualify.
Of those formally employed, salaries range from US$200 to U$2 000
a month, or an average of about US$485 a month, much below the
US$750 required to purchase an entry-level house. In Greater
Accra, in 2010, the average annual household income (all
households, not just those employed) was US$1 402, or US$115 a
month.
Housing Supply
A recent study by UN-Habitat reports that Ghana’s housing need
is expected to hit 5.7 million units by 2020. The analysis highlights
that housing in the country has never been a significant component
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of the country’s national economic planning, but has been seen
rather as part of its welfare sector. As much as 90 percent of
Ghana’s housing stock has been produced through self-build.
According to the Ghana Real Estate Developers Association, the
slow pace of residential property construction is now changing.
Since 2005, completions and new building plan approvals have
increased. Permit approvals for registered real estate developers
and parastatal real estate developers have more than doubled. In
2012, activity declined somewhat, however, with cement production
increasing by only 5.82 percent, compared with an increase of 11.22
percent in 2010. This was mainly due to a temporary shutdown of
the West African Cement production plant following a lightening
storm. Cement prices increased by 85% from GH¢14 (US$7.38) to
GH¢25. This affected the entire construction industry – although by
the middle of the year, the crisis seems to have abated.

investment by multinational companies into the country, have all
contributed to growth in the market.

There is some delivery of housing by the government. Players
include the Social Security and National Insurance Trust and the
State Housing Company. Housing developments driven by the state,
which primarily targets the public service, have, however, been
unable to significantly dent the demand. Over the 10-year period
1991 – 2000, state housing institutions produced less than 40 000
mortgageable units. In 2012, a high profile development being
driven by Korean construction firm STX, and which promised the
delivery of 200 000 units, came to a halt due to difficulties in
contracting arrangements. Concerns among the Ghanaian
construction sector that local players had been sidelined in the
project were also an issue. A second initiative by a local developer
for the delivery of 10 000 affordable housing units has also been
reported as having problems. Since the collapse of the STX
programme, there have been reports of some smaller developments
for public sector housing, but nothing significant. South African firm,
Bigen Africa, has offered technical capacity and support in addressing
Ghana’s housing backlog. 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
range – this covers two bedroom apartments to four to five
bedroom homes.

Policy and regulation

The Tema Ashaiman Municipal Slum Upgrading Fund provides useful
lessons for slum upgrading, and integrated development for the poor.
Funded in part by UN-Habitat, the project is driven by the Ministry
of Local Government in Ghana, and two municipalities. UN-Habitat
provided a grant of US$400 000 as a capital enhancement, and a
further $100 000 for administration and development. A further
$400 000 capital enhancement grant is expected. Working with
People’s Dialogue on Human Settlements, the first project will
develop houses and shops, and ultimately an entire integrated
development for the slum dwellers involved. By marking land both
for residential and commercial purposes, the project addresses to
some extent the competing land uses that often undermine the
poor’s access to well located land.
Homeless International has been working in Ghana since 2003. It
has partnered with the Peoples’ Dialogue on Human Settlements to
support Ghana’s urban poor to advocate for their rights to adequate
housing, safe settlements, secure tenure and affordable
infrastructure.
Property Market
Demand for housing has accompanied generally good economic
performance. Incomes of middle-class Ghanaians have risen
gradually together with lively property markets. A significant rise in
the number of Ghanaians living abroad who want to own houses
back home, foreign buyers of residential property, and foreign

With the growth of the oil and gas industry in Ghana, private sector
development of upmarket homes is rampant and almost all selling
off-plan; these prices range from upwards of US$300 000 to more
than US$1 million. Property rentals in the middle to upper sector
range between US$2 500 and US$8 000 a month.
Ghana’s construction industry continues grow steadily. In the past
decade, the industry’s annual growth in 2008 and 2009 was 8.6
percent and 9.3 percent, respectively. A more recent challenge has
been the apparent market saturation with cheap but low-quality
imported building materials, which has had a direct, negative impact
on the local manufacturing industries.

The land administration system remains the Achilles heel of Ghana’s
housing finance system. Ghana is ranked second from last in the
registry inefficiency index of the IFC’s Financing Homes Database.
The time needed to register a title in the country is over 120 days,
one of the longest among the countries surveyed. Foreclosing a
property through the required judicial methods is about 700 days,
with the judgment phase taking over 500 of these. Again this was a
poor performance among the 42 countries surveyed. Ghana’s land
administration system is characterised by the coexistence of
overlapping systems, namely traditional, state and private. It is not
uncommon for land claims to clash and land is often the subject of
litigation. This and unreliable title documents intensify the risk of
mortgage lending, explaining why banks in Ghana often shy away
from lending, or do so at a premium. Reforms to the land
administration system have been ongoing although their results are
yet to be felt. Ghana is yet to finalise its housing and shelter policy,
which has been in draft form for the last three years.
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 in other countries, the regulations would set out the
requirements for management of common areas and the title
definitions for ownership in this context.
Opportunities
Early this year, Ghana joined Shelter Afrique as its 43rd member.
HFC Bank in Ghana also launched an annual African Real Estate and
Housing Finance Academy in Accra early in 2011. The academy is
expected to stake the shape of an annual five-day programme with
a goal to enhance the professional competence of its participants,
and providing them with an opportunity to network with other
housing practitioners in Africa. A growing, relatively stable, wellmanaged economy provides prospects for even greater demand for
housing, currently recognised to be huge. Entry into the mortgage
space by new and specialised mortgage financiers such as Ghana
Home Loans, which has since 2006 increased its lending activities,
shows that the housing finance sector still provides opportunities.
The World Bank is working on a proposal to pursue a mortgage
market development initiative. With greater awareness and
acceptance of mortgage products in the country 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 Ghanaians.
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Kenya

Overview
Kenya is one of the most developed economies in East Africa, with a
vibrant housing finance sector and a booming property market. Over the
years, macroeconomic reform has led to greater economic stability, making
the country a prime investment destination in the region. Greater
discipline has been introduced in banking regulations, and the substantial
legacy of non-performing loans is unlikely to be repeated. The year 2011
brought in new challenges, however, as the global economic crisis and
increases in the cost of food and fuel led to a sudden currency devaluation
(by 25 percent against the US dollar in 2011) and rampant inflation
(measured at 19.7 percent in November 2011). This, in turn, led to high
and volatile interest rates – in 2011, the Central Bank of Kenya rate was
increased by 11 percent to a rate of 18 percent. The central bank rate
stayed at 18 percent for seven months, and was then cut to 16.5 percent
in July 2012. Finally, in the first week of September 2012, the central bank
cut the rate by 350 basis points to 13 percent. By March 2012, inflation
had decreased to a still high 15.6 percent, and by August, it was down to
6.09 percent. With stabilising food and fuel prices, a 5.2 percent GDP
growth rate is expected in 2012 and 5.5 is expected for 2013. The central
bank has implemented revised prudential and risk management guidelines
in the second half of 2012, to ensure the integrity and stability of the
banking sector. The central bank said that the framework would also
enable banks to boost their liquidity management, loans management and
enhance their resilience to withstand macroeconomic shocks.
The success in passing a new Constitution in 2010 should catalyse the
restructuring of the land administration system and enhance political
stability in the country.
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.

84.6 Kenyan Shilling (Ksh)

Main Urban Centres

Nairobi (capital), Mombasa

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

41 609 728
2.7
22
4
4.5
808
1 720
47.7 (2005)•
0.509 (143)
9.8 (1998)
39.9
15
4.6
109
42.3
0.9
3.6
52
2.51
8.8
22 350
27m²
162m² (NACHU) and 254m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

Forty-three commercial banks and one mortgage finance company are
registered with the central bank. Of these, 31 are locally owned and 13
are foreign owned. The local owned institutions comprise three banks
with significant state shareholding, 27 commercial banks and one
mortgage finance institution. Thirty-three financial institutions offer
mortgage finance.
In 2012, the World Bank launched the Global Financial Inclusion (Global
Findex) Database, exploring levels of financial inclusion around the world.
According to Findex, 37.9 percent of rural, and 76 percent of urban
Kenyans over 15 years of age have an account with a formal financial
institution. This is possibly due to the rapid growth of agency banking; the
number of agents contracted by commercial banks grew 20 percent just
in the second quarter of 2012. Credit is fairly common; 66.3 percent of
adults over 25 years of age report that they had a loan in the past year
to 2011. Most of these loans were from family or friends. Only 12.6
percent of adults had a loan from a financial institution and only 7.6
percent had a loan from a private lender. Surprisingly, given the level of
financial inclusion, very few Kenyans have an outstanding loan to purchase
a home: 1.1 percent of the top 60 percent of income earners and 0.6
percent of the bottom 40 percent of income earners. Loans for home
construction are more prevalent: 3.4 percent of the top 60 percent of
income earners had one, and 3.8 percent of the bottom 40 percent of
income earners.
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Kenya has a dynamic mortgage industry, which is growing rapidly
and become increasingly competitive. At December 31, 2011, the
total mortgage book was Ksh91.2 billion (about US$1.1 billion), and
comprised 16 135 mortgage loans. This is up 48.5 percent from
the May 2010 figure of Ksh61.4 million and 15 049 mortgage loans.
The Central Bank of Kenya reports that about 71 percent of this
lending was by five institutions. The main providers of mortgages are
Kenya Commercial Bank (KCB), Housing Finance, East African
Building Society, Standard Chartered Bank, Barclays Bank and Stanbic
Bank. KCB is the market leader with about 30 percent of the market
share.
The central bank believes that the rise in average loan size, from
Ksh4.1 million (US$48 330) in May 2010 to Ksh5.7 million
(US$67 200) in December 2011, is likely to be due to an increase
in property prices. Non-performing loans sat at 3.9 percent of total
outstanding mortgages, or Ksh3.6 billion, and comprised 764
accounts. In its 2011 Annual Report, the Central Bank of Kenya
noticed a shift towards variable rate mortgages, which make up 90
percent of all mortgages issued in 2011. It is likely that this shift was
due to the volatility of the interest rate in the period, and
contributed to a slowing growth in Kenya’s residential mortgage
market.
Nevertheless mortgage lending is still accessible to only a tiny
minority – mortgage lending as a percentage of GDP was 2.6
percent in 2010, growing at 14 percent annually. New entrants and
aggressive marketing has resulted in some newer products. For
example, fixed rate mortgages have been made available for
between 10 and 20 year terms. Some banks have recently
introduced 100 percent financing for the full value of a house. One
lender has also introduced mortgage insurance against the risk of a
loss of income. The Retirement Benefits Authority in 2009 allowed
that pension contributions of up to 60 percent could be used to
secure a mortgage. This has the potential to leverage assets worth
Ksh290 billion (US$3.625 billion) and increase access for lowerearning people who have accumulated substantial pensions.
In 2011, Equity Bank launched a mortgage product specifically
targeted at low income groups. The product focuses on those with
a monthly income of at least Ksh20 000 (US$207). The deal involves
a partnership with a construction company that will build low cost
houses of about KSh195 000 (US$2 015). Mortgage financing is
already emerging as Equity Bank’s fastest growing product category.
More than Ksh23 billion (US$238 million) has already been
disbursed, barely a year into Equity Bank’s mortgage products launch.
Housing Finance has entered into discussions with the International
Finance Corporation to grow its mortgage and property
development finance business, and to build a green housing
portfolio.
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The macroeconomic environment in 2011 and 2012 had a
profound impact on mortgage lenders. As the central bank raised
its rates to 18 percent, mortgage loans rose up to 25 percent in the
first half of 2012, from an average of 14 percent the previous year.
Housing Finance reported that this increased its expenses on
deposits and reduced its mortgage sales. New home loans stood
at Ksh2.2 billion in the first half of 2012, down from Ksh3.7 billion in
the same period in 2011. At the same time, the lender had to pay
higher interest on deposits – an average of 11.8 percent, up from 4.5
percent in the first half of 2011. This increased its interest expenses
and created a decline in its net interest income by 2.6 percent.

Housing Finance posted the slowest growth in four years, at 3.5
percent year-on-year in June 2012. In September 2012, with the
reduction in the central bank rate, Housing Finance reduced its
mortgage rate to 18 percent.
Kenyan banks have been on an aggressive expansion drive in the
region, and are now represented in Uganda, Southern Sudan,
Tanzania and Rwanda. The Nairobi Stock Exchange has been a
useful arena for raising money to fund these activities, with them
often oversubscribed. Housing Finance is planning to float a bond
this year.
Kenya has a strong microfinance sector, with 34 MFIs reporting to
the MixMarket in 2011, representing 1.1 million active borrowers
and a gross loan portfolio of US$1.7 billion. Within this, Kenya also
has an emerging housing microfinance sector. A number of
pioneering SACCOs and NGOs are using this lending methodology
to provide housing finance for the poor, such as Jamii Bora Bank and
the National Cooperative Housing Union (NACHU). Rooftops
Canada is involved together with Homeless International, the
Cooperative Housing Federation of Norway, the Swedish
Cooperative Centre and other partners, in a programme with
NACHU to provide technical and financial support to scale up
NACHU’s housing microfinance and housing support services. A
crucial component of this work involves identifying appropriate and
sustainable finance for NACHU to be able to extend housing credit
to its members.
In 2010, a credit information sharing mechanism was introduced,
improving Kenya’s credit information framework. By 2012, 4.5
percent of the population (800 000 individuals) were covered by a
private credit bureau. Kenya ranks high globally in terms getting
credit: eight out of 183 countries. This is mainly due to its high score
on the strength of legal rights index, ahead of both Sub-Saharan
Africa and OECD countries. The country’s judicial system also
allows for non-judicial foreclosure, often considered the most
conducive for mortgage lending.
Affordability
Only about 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 National Bureau of Statistics in the country defines middleincome households as those whose monthly incomes fall between
Ksh23 671 (US$260) and Ksh112 717 (US$1 330). The Central
Bank of Kenya recently stated that the average mortgage in the
country is worth KSh6.6 million (US$70 500), thus demanding a
monthly repayment of about Ksh90 000 (US$1 000) for 20 years.
High levels of inflation and interest rates in 2011 and 2012 affected
house prices severely, especially for those with variable interest rates.
Borrowers who had taken out loans at the edge of their affordability
found they were unable to manage the increased monthly costs.
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 gone up by 3.7 times since 2001, a 2.7 percent rise in
the last quarter and a 1.9 percent rise in the past year. The average
price of a stand-alone house is Ksh32.6 million (US$384 200), up
from Ksh 8.8 million in December 2000. Townhouses have also gone
up, by 2.9 times since 2001. The average price for a townhouse is
Ksh19.1 million (US$225 100), up from Ksh6.5 million in December
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2000. Apartment sale prices have increased by 2.2 times since 2001,
and the average price is Ksh11.7 million (US$137 900) at present.
Rentals have also risen rapidly – 10 times the rate of the last two
years, as landlords have sought to manage rising costs and deal with
increasing demand.
Poverty statistics show high numbers of people living on less than
Ksh2 913 (US$34) per person per month in urban areas and
Ksh1 562 (US$18.41) 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.
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.
While estimates put the annual housing need at about 120 000 units,
actual delivery is only about 35 000 housing units a year. This
shortage of supply has been a major contributing factor to the rise
in property prices.
Formal housing supply is undermined by a number of 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 the capacity of local government to ensure
good, quality residential development. That said, high profile
developments, such as Tatu City, a 1 000ha mixed-use residential and
commercial nodal development in Nairobi, are beginning to emerge.
Tatu City’s master plan was unveiled in October 2010 and ground
was broken in 2012 to proceed with the development, which has
become a flagship of its cornerstone investor, Renaissance Partners.
The development includes mixed income housing for an estimated
62 000 residents in a whole-city development approach that will be
implemented over the next five to 10 years.
The resale market is another potential source of housing supply, as
households trade up to better accommodation, making their current
housing available for purchase by the new demand. As a proportion
of mortgages, the resale mortgage market constitutes as much as 60
percent of transactions. It is nevertheless also restricted by the
limited supply of good housing stock, given that as much as 50
percent of the existing structures in urban areas are in need of repair
and rehabilitation.
Mortgageable stock is also generally
geographically restricted to the largest towns of Nairobi and
Mombasa.
Most of the population cannot afford housing built by formal
developers, and as a result, the remaining 85 000 or so households
address their housing needs independently and often informally. This
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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
slums.
In a move to meet the demand of housing, the government has
continued to explore a variety of strategies. Initiatives underway
include the Appropriate Building Technology Programme, the Kenya
Slum Upgrading Programme (KENSUP), Civil Servants Housing
Scheme, Housing Infrastructure, and Government Estate
Management. In the financial year 2010/2011, funding to these
programmes was KSH 2.3 billion. KENSUP is being undertaken in
partnership with UN-Habitat, with specific attention on Kenya’s
fulfilment of the Millennium Development Goals. The World Bank
is supporting the Kenya Informal Settlements Improvement Project
(KISIP), which focuses on improving tenure security and
infrastructure with plans developed in consultation with the local
community.
NGOs also play an important role in delivery, often with the support
of international bodies. Homeless International is working with the
Pamoja Trust to enable more than 4 000 households obtain land
and/or secure tenure, 172 households upgrade their homes, and in
partnership with the World Bank, relocate 20 000 railway dwelling
families to sustainable accommodation. In July, Shelter Afrique
entered into a Ksh40 million loan agreement with microlender
Makao Mashinani to deliver housing microfinance to about 2 000
households. In September 2012, Jamii Bora Makao initiated its
second phase of a Ksh5 billion low cost housing project that will
deliver 2 200 houses. The first phase of 950 houses has been
completed and low cost, two bedroom units are being sold for
Ksh1.5 million. The second phase of 1 250 houses, now initiated,
will include housing that costs between Ksh2.5 million and Ksh5.4
million. The project is 55km from Nairobi and 20km from a planned
city known as Konza City.
Across 2011 – 2012, the Kenyan Ministry of Housing is conducting
a housing survey to understand the nature and progress of Kenya’s
housing sector. Data from the survey should be available by the
end of 2012.
Property Market
Kenya has had an astonishing property year with the best
performing prime residential market on the planet. Values in Nairobi
grew by 25 percent in 2011, while the coastal cities of Mombasa,
Malindi and Lau all grew by 20 percent, reflecting persistent demand
Cheapest house between 1 – 2 million Kshs (US$13 000 –
US$26 000). Monthly payment is US$156 – 178. Given 30%
income to mortgage requires US$468 – 534 per month, earned
by less than 10% of population.

More than 80%
of the working
population earn
US$130 or less,
per month
International poverty line;
39.9% of the country's
population earn below
US$60 per month

In 2012, the price a new, one-bed apartment delivered by a
developer costs US$22 350. At a 15% lending rate over 15
years, this would require a monthly payment of US$313.
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for high-end property, as well as opportunities for growth off of a
low base. Kenyan investors in the diaspora are a key source of this
demand, as are wealthy, local Kenyans. The average price for an
apartment is Ksh11.7 million, up from Ksh5.2 million in December
2000.
Indicators within the construction industry likewise point to a
construction boom. In Nairobi, the council approved Ksh19 billion
(US$238 million) worth of buildings for the first three months of
2009, up from Ksh12 billion (US$150 million) in 2008. Cement
consumption increased by 16.2 percent in 2008/2009 from the
previous period. Low-end real estate housing has posted a market
value increase of a staggering 200 percent since 1998, and has
gained the reputation of providing fantastic profits. The Kenyan
diaspora have also contributed to the boom, responsible for almost
35 percent of the mortgage loan volume as non-owner occupied
borrowers. Suppliers of housing finance across the board have
recorded healthy profits over the past couple of years because of
this upward turn in the property market.
Access to land has always been an issue in Kenya, and in September
2012, slum dwellers associations in Kenya lodged a court battle to
claim rights to land that their members had occupied for years.
Umbrella group Muungano Wa Wanavijiji submitted that landowners
have flouted conditions attached to their title deeds, holding the
land rather than developing it within the stipulated period, and that
in this regard their legal claim was contestable. The lawyer
representing the slum dwellers argued that the plots should
therefore revert to the government. 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. Ten 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.
Policy and regulation
The adoption of a national land policy in 2009 was a positive step
in resolving the protracted question of the reliability, accuracy and
legitimacy of the land administration system in the country. To create
greater affordability, the stamp duty on property purchases was cut
from 25 percent to five percent of the principle amount, and the tax
on mortgages was 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. A National Land Commission is
expected in 2011.
Amendments to the Banking Act have allowed mortgage finance
companies to operate current accounts, as a way of attracting low
cost consumer deposits to expand their lending capacity. As a result
of this intervention, Housing Finance Kenya launched its current
account in March 2012.
According to the World Bank’s Doing Business 2012 indicators,
Kenya has dropped three places overall, to 109 out of 183 countries.
In registering property, this was found to involve eight procedures
and take 64 days for a cost that is about 4.3 percent of the overall
property price.
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Opportunities
Kenya’s rapid urbanisation, demographics, and the under-supply of
housing point 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 published recently by the World Bank
estimates the potential size of the mortgage market to be about
Ksh800 billion (about US$9.9 billion) – that is about 13 times its
current size. The report identifies a number of obstacles to growth
in this area, however, including affordability constraints, limited
capacity for effective risk management, limited availability of longterm funds for mortgage lending, and insufficient housing supply.
Housing microfinance is destined to grow, catering for the lower and
informal income groups, the majority of the population. Early in
2011, the World Bank granted a loan of US$100million to upgrade
the infrastructure in slums and improve their security of tenure. This
investment was part of the US$165 million tranche pledges by the
country’s municipal authorities to increase the standard of living in
the country. This fund is managed by KISIP. The loan and associated
interventions will improve the investment environment for both
formal housing construction at the bottom end of the income
pyramid, and the growth of the housing microfinance sector.
Sources
1. Demirguc-Kunt, Asli and Klapper, Leora (2012). Measuring
Financial Inclusion: The Global Findex. World Bank Policy
Research WP 6025.
2. Central Bank of Kenya (2011). Bank Supervision Annual Report.
3. Central Bank of Kenya (2012). Developments in the Kenyan
Banking Sector for the quarter ended 30th June 2012.
4. Hass Property Index (2012). Quarter Two Report
5. Mutero J (2007). Access to Housing Finance in Africa: Exploring
the Issues (No. 3) Kenya. Paper commissioned by the FinMark
Trust with support from Habitat for Humanity.
6. Ndungu’u, N (2011). Mortgage Finance for increased access to
housing. Presentation by Shelter Afrique.
7. Walley, S (2011). Developing Kenya’s Mortgage Market. World
Bank.
8. World Bank (2011). Doing Business 2012. Kenya Country
Profile
Websites
www.africaneconomicoutlook.org
www.allafrica.com
www.businessdailyafrica.com
www.businessinsider.com
www.securities.com/products/intellinews.html
www.mfw4a.org
www.mixmarket.org
www.nation.co.ke
www.theeastafrican.co.ke
www.worldbank.org

Africa Housing Finance Yearbook 2012

Lesotho
KEY FIGURES
Exchange Rate: 1 US$■

Ethiopia

Kenya

Overview
Lesotho is a small, mountain kingdom, bordered entirely by South Africa.
Following a dip in growth due to the global financial crisis, the economy grew
by 3.8 percent in 2010. GDP growth in 2011 was measured at 4.3 percent,
and is projected at 4 percent and 4.5 percent for 2012 and 2013 respectively.
The agriculture sector remains the main source of job creation in the country,
as the majority of the population (70 percent) reside in rural areas.
Access to finance
There are five banks in the country’s small banking sector: Central Bank of
Lesotho, First National Bank, Nedbank, Standard Bank and Lesotho Post
Bank. Of these, the three South African banks are dominant. Limited
access to finance has been identified as being one of the factors limiting
economic growth in the country. Housing microfinance is offered
specifically by Select Africa. Select provides lending, insurance and
investment products. The programme was launched in 2006 and has
served over 6 000 clients to date.
According to Finscope (2011), 38 percent of the population is banked, 23
percent use informal financial serves and 19 percent are formally excluded
from financial services. Of the 34.4 percent of the population that save
their money, 5.4 percent use the savings for buying or building a dwelling.
When asked what they would spend their money on, a third of those
surveyed (32.5 percent) said they would use the money for building
materials for a dwelling.
In 2012, the World Bank launched the Global Financial Inclusion (Global
Findex) Database, exploring levels of financial inclusion around the world.
According to 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. Credit is very common; 57.4 percent of adults over 25 years
of age report that they had a loan in the past year to 2011. 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

8.37 Lesotho Loti (LSL)

Main Urban Centres

Maseru

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

2 193 843
1
27
3.7
5.8
1 106
2 070
63.2 (1995)•
0.45 (160)
25.3 (2008)
62.2
10.4
3.7
143
18.5
1
1.6
0.7
9.71 (Lafarge); 10.03 (PPC)
14 500 (in 2011)

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

the top 60 percent of income earners had one, and 0.8 percent of the
bottom 40 percent of income earners.
In October of 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 will make provision for
the licensing of private credit bureau operators, technical bureau services
and incidental matters. This will assist financial institutions in lending money
out by establishing a credit information point on borrowers.
Affordability
Nearly 70 percent of the households earn less than M1000 (US$ 146)
monthly, and therefore cannot easily afford to purchase formally
developed houses. Such low incomes also disqualify many households
from accessing loans from commercial banks. Even where credit exists, it
is unaffordable to the majority given high interest rates and deposit
requirements. Only 9.8 percent of households in Lesotho purchase their
houses – and half of these were financed with savings or with workrelated loan guarantee schemes. The remaining 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 financed.
Twenty three 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
77
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The cheapest new house in 2011 was about US$14 500.
About 70% of the population earn below US$146 monthly.
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Population
below national
poverty line,
56.6%

International poverty
line; 62.2 % of the
country's population
earn below US$60 per
month

from M500 000 (US$72 600) per unit while the middle segment
comprises houses ranging between M100 000 (US$14500) and
M500 000 (US$72600). In urban areas, and to some extent in rural
areas, owners typically collect materials over time and eventually
build the 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 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. The formal
real estate market is poorly developed and private sector
developers are discouraged from playing a role in housing provision,
however, because of difficulties in obtaining land.
The Lesotho Housing and Land Development Corporation
(LHLDC) was established in 1988 “to increase the supply of shelter
and help meet the housing requirements of Lesotho as determined
by Government and the Local Authorities”. With 55 members of
staff, the LHLDC engages in land and site development, housing
development, the delivery of sites and services, housing upgrading,
rental accommodation and community development. The
Corporation advertises a number of townhouse and apartment
estates offering a total of 167 rental units. Housing developments
listed on the website add up to a total of about 7000 plots and
houses in projects either completed, underway or planned. Plot
sizes range between 350m2 – 600m2.

tenure system and the deeds registration system. LAA is currently
undergoing systemic land regularization and improvement of the
rural leasehold process in the country. In Maseru, a Private Sector
Development project has been set up with funding from the
Millennium Challenge Corporation and in cooperation with the
Government of Lesotho, to issue land titles. The project intends
that through the formal registration of land title, private sector
interest and activity will increase, improving access to credit and
reducing transaction costs. The project is set to benefit almost
370 000 people over the next 20 years. The project ultimately aims
to strengthen the rights of the legitimate occupiers of the land by a
process of formalizing those rights, using digital orthophotos to
identify boundaries. It is expected that the formal owners of 46 000
parcels of land to be registered in this way.
Lesotho’s property registration system is lengthy and expensive.
According to the World Bank Doing Business Report, in 2012, it
takes on average 101 days to register a property in the country, and
this costs about 8 percent of the property’s value.
Opportunities
Housing demand figures suggest opportunities for property
developers and construction companies to get involved in the
housing process. There are opportunities for microfinance
institutions to infiltrate the local financial services market focusing
on products like housing and SMME financing.
Sources

Most of the investment into housing and infrastructure has been in
Maseru, the nation’s capital. In recent years the country has focused
on infrastructure development, which has driven activity in the
construction industry (the construction sector accounted for 4.7
percent of the country’s GDP in 2009). The significant shifts from
rural to urban areas exert immense pressure on the limited
infrastructure services and the acute shortage of housing has
become a contentious issue in urban areas.
Property Market
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1. Asli Demirguc-Kunt and Leora Klapper, 2012, "Measuring
Financial Inclusion: The Global Findex", World Bank Policy
Research WP 6025.
2. Heymans, M (unpublished 2011) Credit Bureau Activity in
SADC Countries. Report commissioned by the FinMark Trust.
3. FinScope (2011)
4. Kingdom of Lesotho. (2005). Poverty Reduction Strategy.
5. Leduka, RC (2011). Lesotho Urban Market Scoping Study.
Johannesburg: Urban LandMark.
6. Maleleka, D. (2009). The Impact of Democracy in Lesotho.
Johannesburg: Centre for Policy Studies.
7. Motsamai, B., Keatimilwe, K., & Motebang, P. Lesotho.
8. The World Bank. (2011). Doing Business: Lesotho.
9. UN Habitat. (2005). Land Tenure, Housing Rights and Gender
– National and Urban Framework.

According to the 2006 Population Census, most people access housing
land through allocation by customary chiefs (67 percent), inheritance
(20 percent), purchase from someone else (7 percent), government
agency (4 percent) and unspecified other (2 percent). In Lesotho, 95
percent of the land is owned by the state or under customary tenure,
while the remaining 5 percent is privately owned customary land. As
a result, many also lack access to the most basic services.

Websites

In 2010, the government improved on the Land Act 1979, as a way
to regularize peri-urban land and settlement and facilitate
investment. Through the Land Act 2010, the government launched
its Land Administration Authority. Some of the functions of the
organization include administering the country’s leasehold land

www.laa.org.ls
www.lesothohousing.org.ls
www.finscope.co.za
http://www.lestimes.com/?p=4840
http://www.indexmundi.com/facts/lesotho
http://www.africaneconomicoutlook.org
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Madagascar
KEY FIGURES
Exchange Rate: 1 US$■

Overview
Madagascar is an island country off the coast of Mozambique. The
economy is driven by its extractive industries, tourism and agricultural
sectors. In 2008 the country experienced a negative growth rate of -3.7
percent as a result of the global financial crisis and local political instability.
The government was overthrown in 2009. The economy has been
recovering slowly and in 2012, GDP was projected to increase by 2.4
percent, and by 4.5 percent in 2013. The slowdown in the economy is
also due to the effects of the Euro crisis, the food and oil crisis. The signing
of an agreement to end the political crisis should contribute to the
strengthening of the economy, especially the mining sector. However,
economic activity in the private sector remains limited, as a result of the
lack of transparency and the uncertainty of Madagascar’s political climate.
Access to finance
Madagascar's financial sector contributes about 25 percent to the country’s
GDP. According to the Central Bank of Madagascar, there are 11 banks, 7
non-bank financial institutions (pension funds and insurance companies)
and 31 micro-finance institutions. The financial sector is dominated by
commercial banks, which hold about 84 percent of the total system’s assets,
while nonbank financial institutions and microlenders account for the
remaining 16 percent of assets.
Credit to the private sector stands at around 10 percent of GDP. Most
credit given has a short to medium term, with a maximum maturity of
seven years. According to the World Bank, the average lending interest
rate by banks was 45 percent in 2009, while the deposit rate was 2.5
percent. As a result of the high interest rates, only a select clientele can
afford to obtain credit from the banks. Microfinance in the country is also
limited but growing. Fifteen MFIs report to the MixMarket in 2012,
recording a gross loan portfolio of US$65.2 million, disbursed to 177 341
active borrowers. In 2012, Orange Madagascar collaborated with MFS

2 227.95 Malagasy Ariary
(MGA)

Main Urban Centres

Antananarivo (capital)

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

21 315 135
2.9
30
4
1
467
950
44.1 (2010)
0.48 (151)
2.6 (2005)
92.6 (2010)
52.5
10.5
137
5.5
0.8
2.3
11.7

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

Africa to launch an online money transfer service, so that its customers
can receive international remittances directly to their Orange Money
accounts. The intention was to lower the costs of sending money, both
for the receivers and senders.
In 2012, the World Bank launched the Global Financial Inclusion (Global
Findex) Database, exploring levels of financial inclusion around the world.
According to 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: 3 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 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. Madagascar has no credit bureaus or referencing
systems. Madagascar scores very low on the World Bank’s strength of
legal rights index – two out of ten.
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93% of households live in informal housing (2011).
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Housing Supply

Opportunities

Madagascar’s property sector is geared towards very high-income
earners, expats and tourists. According to UN Habitat, about 86.5
percent of the country’s households live in either rural areas, or in
informal settlements. Considering urban areas alone, an estimated
93 percent of the urban population lives in informal settlements
with limited or no services. The average house in the rural areas is
about 26 square meters. The current housing backlog in Madagascar
is estimated at about 2 million units. Annual population growth
creates a demand for an additional 100 000 units, this demand is
expected to grow by 3 percent.

Madagascar’s overall Doing Business ranking has improved since last
year, sitting at 137th out of 183 countries, up from 144 in 2011. The
country scores highest on starting a business (ranking 20th), but
lowest on getting electricity (177th). 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 the lower income earners.

Habitat Madagascar has been working in the country since the year
2000, and has serviced about 3,830 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 15 and
40 m2 for a one bedroom, living room, kitchen and 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. These materials are locally
produced and come from renewable sources.
Property Market
Madagascar prohibits foreign land ownership, offering rather long
term leases of about 99 years. Under customary law, land in
Madagascar is perceived as the land of the ancestors (tanindrazana).
Although land may become individualized, many believe that land
must be titled or recorded in some fashion before an individual can
claim perpetual ownership rights to the plot. Most urban land is
held under customary tenure and residents do not have title
recognized under formal law (UN-Habitat 2010). In 2006, the
Madagascar Action Plan was formed, setting out development goals
within the time frame of 2007 – 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 scores relatively low in the World Bank’s Doing Business
Indicators, in terms of registering property: 146th overall. It takes an
average of 74 days to complete the six procedures involved in
registering property, and this costs about 10.6 percent of the total
property value.
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Malawi
KEY FIGURES
Exchange Rate: 1 US$■

Overview
Malawi has a relatively small population of 13.9 million people, and is
located in the SADC Region. Its two largest cities Blantyre and Lilongwe
have less than one million inhabitants. The country’s political and
macroeconomic environment has been stable for the past few years,
however this past year has been challenging and the country is defined by
some as being in serious economic crisis. The economy slowed to 5.2
percent in 2011 due to the reduction in donor inflows, arising from Malawi
not having met the targets set by the International Monetary Fund’s
Extended Credit Facility. In August 2011, the Malawian Kwacha was
devalued by 10 percent. In 2012, the economy is predicted to decline
further to 5 percent and 5.2 percent in 2013. Malawi’s GDP is highly
dependent on foreign aid, so the current European crisis has affected the
country’s fiscal sustainability. Poor economic policies, including fixing the
currency to the US Dollar, have further challenged the economy. The
mining and agricultural sectors drive the economy, but the country is
heavily dependent on foreign aid. In 2010, the estimated net official aid
flow accounted for about 24 percent of the country’s GDP.

295.07 Malawian Kwacha
(MWK)

Main Urban Centres

Lilongwe (capital), Blantyre

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

15 380 888
3.2
20
5.7
4.5
371
870
39 (2004)+
0.400 (171)
7.8 (2004)
90.4
23.8
3.6
145
16.5
5.3
6.6
32.3
0.5
18
15 000
88m²
300m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

majority of these loans were from family or friends, however. Only 11.9
percent of adults had a loan from a financial institution and only 6.2
percent had a loan from a private lender. Very few Malawians have an
outstanding loan to purchase a home: 4.3 percent of the top 60 percent
of income earners and 6 percent of the bottom 40 percent of income
earners. 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 of income earners. According to the Central Bank, 5
percent of all loans extended by the banking sector in 2010 were to real
estate; a further 3 percent were to construction. Mortgage loans account
for about 12 percent of credit in 2012.

Access to finance
Malawi’s banking system has emerged from the global financial crisis well
capitalised, reasonably profitable and with a low ratio of nonperforming
loans to total loans. There are twelve commercial banks, two non-bank
financial institutions registered with the Central Bank. Low penetration of
formal banking and financial services characterises the country, although
access to financial services has been improving mainly because of the entry
of new players in the banking industry.
In 2012, the World Bank launched the Global Financial Inclusion (Global
Findex) Database, exploring levels of financial inclusion around the world.
According to Findex, 16.2 percent of rural, and 30.45 percent of urban
Malawians over 15 years of age have an account with a formal financial
institution. Credit is fairly common; 52.1 percent of adults over 25 years
of age report that they had a loan in the past year to 2011. The vast

Before 1989, only the New Building Society (which converted later to
the NBS Bank) could offer mortgage finance. In the 20 years of its
operations to 2009, it lent a very modest number of mortgages, in total
less than 1 000. As at December 2011, it had an accumulated a loan
portfolio of MK7.9 billion (US$26 million), up by MK 1.6 billion (US$5.3
million) from 2010. The mortgage market has since broadened with new
players including the National Bank, Standard Bank, Indobank, Ecobank
and Malawi Savings Bank – however, NBS still holds 70 percent market
share. Strict eligibility criteria including a 20 percent cash deposit, a
minimum of six months history with a bank and three months of payslips
restricts access to mortgage finance. NBS’s maximum term is 15 years
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The cheapest newly built house by a private developerhouse is
about $15 000 for an 88m2 house. This would require a
monthly payment of US$309 over a 15 year period at a lending
rate of 24%.
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with a maximum loan to value rate of 80 – 90 percent. The base
lending rate in Malawi in 2012 was 19.75 percent. Standard Bank
offers mortgages at 19 percent. NBS and the National Bank of
Malawi offer mortgages at the base rate. The Central Bank reports
that in the six months to June 2012, demand for mortgage loans
declined.
The practice of microfinance in the country has been fast growing.
Nine MFIs report to the MixMarket, in 2011, with a gross loan
portfolio of US$27.7 million across 123 324 active borrowers.
However, microlenders struggle with environmental constraints
including irregular income streams for most microenterprises in the
informal markets, and poor loan repayment attitudes. Further, 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.
Active in the housing sector for the poor are NGOs such as Habitat
for Humanity. Since commencing operations in 1986, Habitat for
Humanity has helped build nearly 6 000 houses in both urban and
rural areas. Habitat is working with two partners: Opportunity
International Bank of Malawi (OIBM) is a non-profit organization
dedicated to helping the poor break the cycle of poverty by
providing small business and other types of loans, savings, insurance
and training to millions of 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. In
the first year of this programme, Habitat Malawi has served more
than 1 900 families and the programme is expending to cover other
parts of Malawi, so that within the next year, 3000 families will be
served. OIBM’s clients are served directly at their homes by the
Habitat Construction Technical Assistance 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, with a smaller number of
incremental building loan clients.
The Mchenga Fund in conjunction with the Centre for Community
Organisation and Development has a housing microfinance product
targeting the poor. Generally, however, there is a lack of funding for
the small HMF lenders.
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Malawi’s modest pensions industry is mainly invested in equities, Tbills 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. 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 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 T-bills (there are no bonds).
In 2009, CRB-Africa was appointed by the Bankers Association of
Malawi to form a closed-group register for banks. The Credit
Reference Bureau Act (CRB Act) was passed in 2010, together with
the Financial Services Act, 2010 (Section 21 Licencing and
Registration of Financial Institutions) and this made ti possible for
private credit bureaus to be licensed by the Reserve Bank of Malawi.
Two credit reference bureaus operate in the country. The absence
of a national identification system in the country has been cited by
some lenders as a risk in that it can contribute towards credit
indebtedness.
Affordability
FinScope Malawi 2008 reports that 56 percent of Malawians earn
less than MK 5000 (about US$ 33) per month. Forty-seven percent
of urban adults receive wages or a salary, and another 41 percent
earn their income from their own business. These figures constrain
access to and affordability for mortgage finance significantly. Less
than one percent of Malawians qualify for a mortgage. As a result,
the opportunity for housing microfinance is significant. Microlender
Select has said that they would disburse as much as US$ 100 million
if the environment allowed, because of the enormous demand for
housing loans.
In 2010, NBS Bank provided a small mortgage of MK500 000
(US$3 300), although typically the least expensive, entry-level house
costs around MK2 million (US$13 200). Given that only 30 percent
of income is allowed towards servicing mortgage payments, the total
income to be earned by a borrower for this house would be
MK107 200 (US$710). This means that access to the very cheapest
house is available only to the highest income earners, comprising
less than one percent of the population. It is possible, however, for
the smaller NBS Bank loan to be used for home improvements, or
even incremental housing construction.
Malawi has higher lending spreads than other SSA countries, as high
as 16 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 has 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 – the NBS Bank, the biggest
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mortgage lender, is partially listed on the Malawi Stock Exchange
and raised money through the capital markets. The IFC and the
African Capitalisation Fund (ACF) announced in August 2011 its
plan to invest US$10 million in equity in NBS Bank to support its
capital base and increase its lending operations.
Housing Supply
Individual builders dominate the housing construction landscape
with 90 percent of houses being self-built. According to FinScope
Malawi 2008, 66 percent of hosueholds live in traditional housing
with either a thatched roof, mud walls or reed / straw walls; 15
percent live in semi-permanent housing, built using more durable
materials than traditional housing; and 18 percent live in permanent
housing built using durable materials: 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.
For the remainder, Malawi Housing Corporation (MHC) and a few
private sector players are the principal housing deliverers. The MHC
was established to develop housing estates for both high-income
and low-income earners. The high-income groups, largely public
servants, were provided for through the construction of
conventional houses ready for occupation. The low-income groups
were provided for through the development of Traditional Housing
Areas. Since inception, only about 10 000 units have been built
countrywide. A plan to build 4200 houses and develop 5800 plots
between 2007 and 2011 had also not reached fruition, with only
481 houses completed. While credit to the construction sector
contracted by 2.4 percent in 2011, it grew by 4.2 percent in the first
six months of 2012.
MHC owns about 6 032 rental housing units countrywide. In
October 2011, MHC reported that it would increase rental by 10
percent to cover the costs of renovation.
Housing and urban development NGOs also play a role in Malawi’s
housing supply. The Centre for Community Organisation and
Development (CCODE) and the Malawi Homeless People’s
Federation (a federation of 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,
while also advocating for changes in policy and practice by actively
engaging local and national government. Since the partnership
started in 2003, the collaboration successfully negotiated for more
than 2000 plots of land, and constructed 780 low cost houses in
Lilongwe, Mzuzu and Blantyre. The collaboration has also secured
tentative financial support from national government for pro-poor
housing delivery.
Cities Alliance 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.

1980s, also did not increase the MHC’s capacity to build more
houses. Since 2010, however, government capital expenditure in
housing has been on the increase.
Property Market
Malawi’s housing markets have registered increased activity because
of high demand. According to Knight Frank, in 2011 there has been
an increase in demand for up market residential properties as well
as an increase in property values in urban areas, as housing supply
is insufficient. Demand is higher in Lilongwe due to the presence of
government-related operations.
NBS Bank, for example, saw its mortgage advances rise from MK3.8
billion (US$25 million) in 2008 to MK4.8 billion (US$31.6 million) in
2009. Nevertheless there is a real constraint in the supply of
housing, and in the recent past this has caused rapid property price
rises. The supply constraint also acutely manifests itself in the resale
market; there is limited existing mortgageable housing stock, and
most formal housing is in slum areas – 60.9 percent of households
in formal housing live in areas with 25 percent or less slum dwellings;
12.7 percent live in areas where 25 – 50 percent of stock is slum,
and as much as 20 percent in areas where 75 percent or more stock
is slum.
Policy and regulation
The land administration system in Malawi needs reform in a number
of key areas. Firstly, it is estimated that as much as 90 percent of land
is customary land. However, to date there are 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. Secondly, the system is
generally inefficient; it takes up to 118 days to register land and 49
days to register a property, a considerably long and complex process
that slows down the mortgage system. Thirdly, coverage by the
formal mortgageable tenure system is only eight percent of the land,
almost all confined to urban areas.
Enforceability of collateral should be improved as banks have
expressed a lack of confidence in the legal system. This has resulted
tighter eligibility criteria, which limits access.
Government policy does not engage sufficiently with the issue of
housing finance markets: the Malawi Growth and Development
Strategy does state that the availability of housing finance is a key
barrier to increasing home ownership and improving the quality of
shelter, but this is 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 2012, this is yet to
move beyond paper. UN Habitat has been providing the Malawian
government with support in drafting its housing policy. There have
been some positive reforms in various sectors. The Reserve Bank
of Malawi drafted the Financial Services Bill 2008, intended to
strengthen the legal framework for providing financial services and
consolidating supervisory functions. Malawi also has a draft
consumer protection law for financial services.
Opportunities

Malawian urban centres have a shortage of affordable housing for
the middle- and lower and middle- income bands. Because of rapid
urbanisation and inadequate housing finance, among other things,
demand remains unsatisfied. The housing situation also started to
worsen because the MHC stopped housing development when
government stopped annual budgetary allocations to state
organisations. The policy of build and sell, introduced in the mid-

Malawi ranks 145th in the World Bank’s Doing Business Indicators,
out of 183 countries. In terms of protecting investors, however,
Malawi is in a much stronger position, at 79th globally. Given the
predominant self-build method used in Malawi and the existence of
a budding microfinance industry, lending for housing microfinance
has good potential for growth. Growth of the middle class has also
boosted the mortgage market. Nevertheless, this potential can be
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fully met only with substantial reform of the land administration
system, and sustained and 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, with an aim to increase access to finance for the
currently unbanked population in Malawi. As part of this project,
the World Bank will assist the Reserve Bank of Malawi to strengthen
the national financial sector regulation and supervision framework
for banking, capital markets and microfinance, and the insurance and
pension industries. This will be done through financing a
combination of reporting, diagnostic, and capacity building technical
assistance activities. The project will also address the financial
infrastructure in Malawi, including assistance ot the Minister of
Finance to develop a financial sector policy and government capacity
that supports long-term finance. These interventions should create
a more enabling environment for the housing finance sector.
Sources
1. Asli Demirguc-Kunt and Leora Klapper, 2012, "Measuring
Financial Inclusion: The Global Findex", World Bank Policy
Research WP 6025.
2. Heymans, M (unpublished, 2011) on Credit Bureau Activity in
SADC countries, report commissioned by the FinMark Trust.
3. Kadale Consultants (2009). Access to housing finance in Africa:
Exploring the Issues. (No. 8) Malawi. Paper commissioned by
the FinMark Trust with support from Habitat for Humanity
4. Manda, MAZ (2007). “Mchenga” – Urban poor housing fund in
Malawi. Environment and Urbanisation,Vol 19, No. 2, pages 337
– 359.
5. Melzer, I (2011) An access frontier for housing finance in Malawi.
Presentation commissioned by FinMark Trust and prepared for
the AUHF Conference and AGM, September 2011.
6. Reserve Bank of Malawi (2010) Bank Supervision Department
Annual Report.
7. Reserve Bank of Malawi (2012) Financial Stability Report, June
2012.
8. NBS Bank (2011) Annual Report
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Mali
KEY FIGURES
Exchange Rate: 1 US$■

Overview
The Republic of Mali is one of the largest countries in West Africa. It had
an estimated total population of close to 16 million in 2011, growing at an
annual rate of three percent. This population is projected to double by
2030, while the urban population will triple from the current level of 38.6
percent of the total population. The country covers a total of 1 248 574
square kilometers.
Mali is still one of the poorest countries in the world. Mali's Human
Development Index (HDI) trend, even though ascending, is below that
Sub-Saharan Africa (0.359 for Mali and 0.463 for Sub-Saharan Africa.) Mali
ranked 175th out of 183 countries in 2011 on the HDI index. Life
expectancy at birth, however, is estimated at 65 years – one of the highest
in Africa. GDP (in purchase power parity) was US$1 500 per capita in
2009; again among the lowest in the world. In 2010, 43.6 percent of
Malians were living below the national poverty line.
Mali’s agriculture production declined sharply in 2011 due to irregular
rainfall and coupled with the economic crisis in Europe, which created
unfavorable conditions. The average economic growth rate was high 4.5
percent in 2009 and 5.8 percent in 2010, driven by three main sectors:
commerce, transportation and telecommunication. Inflation has been kept
below five percent over the past 15 years. However, recent turmoil
resulting from the March 22 coup this year will seriously undermine growth,
which already slowed down to 2.7 percent in 2011. The political situation
is since been characterised by a surge in rebellions in the northern part of
Mali, where Islamist groups have created the State of Azawat covering
more than 60 percent of the territory of the Republic of Mali.
Despite a challenging transition agreement between Prime Minister
Modibo Diarra's government and the military leadership of the March 22
coup, a roadmap is under way. This includes clear objectives assigned to
the Ministry of Equipment and Transport, and Ministry of Housing, Land
Issues and Urban Planning over the transition period 2012 – 2013.

508.1 West African (CFA)

Main Urban Centres

Bamako

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

15 839 538
3
33
4.7
2.7
669
1 050
33 (2010)
0.359 (175)
8.8 (2004)
78.7(2010)
8–9
3.5
146
8.2
0.6
1.9
16.9
6 – 12
7 040
32m²
200m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

Access to finance
The financial sector in Mali consists 13 banks, including an agricultural bank
and a housing bank – the Banque de l'Habitat du Mali (BHM), two financial
institutions, two pension funds, including a social security fund for private
sector employees (National Institute of Social Welfare, INPS) and a
pension fund for public Employees (Retirement Fund of Mali, CRM), and
six insurance companies. The banking financial sector is dominated by
commercial banks. The two other financial institutions are 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,
FGHM). The latter is, with BHM, among the most important mortgages
institutions in Mali. In 2009, the FGHM offered 2228 mortgage guarantees
for a total of more than CFA francs 4 billion (US$ 2 million) while BHM
issued 57.5% of the 2 497 mortgages provided by the financial sector the
same year.
Despite the relatively important number of financial institutions in Mali,
access to finance was estimated to only 10 percent in 2011, according to
African Economic Outlook. In 2010 there were only 67 bank branches
for the whole population, most of which were concentrated in urban
areas.
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General lending rates in Mali decreased significantly over the past
years, and are around 8 – 9 percent on average. At the same time
interest rates on deposits have been almost constant at around
3.5%. Interest rates applied by BHM range from 4 – 11 percent on
15-year mortgages (depending on revenues and whether the
applicant is eligible to interest rate subsidies.) To be eligible for
subsidised interest rates, an individual must be member of a housing
co-operative (cooperatives d'habitat) and have a monthly revenue
lower than 100 000 CFA francs (or US$200). The duration of
mortgages may also be extended to 20 years for members of
housing co-operatives. Some of the other commercial banks
provide housing finance products such as equipment loans for
housing enhancement and housing loans or mortgages). Bank of
Africa Mali offers mortgages up to 15 years with at interest rates
ranging from 6 – 7 percent a year.
The microfinance sector has soared in Mali since the end of the
1990s. According to statistics from the West African central bank
(Banque Centrale des Etats de l’Afrique de l’Ouest, BCEAO), in
2009 a total of 125 microfinance institutions were listed in the
country, an increase of 29 percent from 2006. With a total
outstanding credit of more than 52 billion CFA francs (or about
US$26 millions) the penetration of microfinance services was
estimated to 50 percent. The same year the total number of clients
was about 1.6 million people, up from the previous year.
One microfinance network, Nyesigiso, offers housing microfinance in
Mali. Nyesigiso offers three types of housing microfinance products
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 for two of the products is six
million CFA francs (US$12 000), payable over a 60-month period;
while for the third product, the available loan is up to 10 million CFA
francs (US$20 000) over a 120-month period. Beside these
products, Nyesigiso in partnership with FGHM also offers: mortgage
credits for the acquisition of housing units on serviced sites –the
maximum amount of these mortgages is 20 million CFA francs over
five, 10 or 15 years; and construction credits for up to three million
CFA francs (US$6 000) payable over a maximum of 36 months, for
the financing the construction of new housing units. In 2009,
Nyesigiso issued 132 or five percent of mortgage credits in Mali.
The FGHM was created in 2001 to cover losses incurred by financial
institutions in the case of default by the mortgagees, and also to
sustain home ownership for households. This is a unique housing
finance product in the West African Economic and Monetary Union
(WAEMU) region as it allows the institution to meet the dual
demand of covering the risks of default and enhance the quality of
the portfolio. FGHM offers eligible Malians mortgage terms of 25
years to purchase housing, housing land or for commercial building
construction.
The landscape of housing finance in Mali was also enhanced in 2010
by the creation and full operation of the WAEMU Regional
Mortgage Refinance Bank (Caisse Regionale de refinancement
Hypothecaire, CRRH) of which BHM, FGHM and a number of
commercial Malian banks are shareholders.
Affordability
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Serviced plot prices in Mali range from 500 000 CFA francs
(US$1 000) to two million CFA francs (U$4 000) and above
depending on the location. Prices in Bamako, the capital city, are
higher. However, in the provision of services plots, the focus is on
plots costing between CFA francs 1.5 million CFA francs and two
million CFA francs (US$3 000 and US$4 000). The standard

galvanised iron sheet costs between 3 000 CFA francs (US$6) for
the 4kg sheets and 6 000 CFA francs (US$12) for the 7kg sheets.
The minimum acceptable land plot in Mali is around 32m² and costs
between 110 000 CFA francs (U$220) for iron roofing and 125 000
CFA francs (US$250) for slab roofing per square meter to build.
This means the minimum price for standard housing unit is between
3.52 million CFA francs (US$7 400) and four million CFA francs
(US$8 000) not including the price of the land.
Variations of the price index for the maintenance and repair of
housing units have shown a slight decline of 1.3 percent in
December 2011 compared to the same month in 2010. This is a
signal for a decline in prices of construction materials compared to
the year 2010. Specifically the price of a ton of cement was 112 000
CFA francs (or about US$206) or 5 600 CFA francs (US$11.2) for
a standard 50kg cement bag.
At the same time, revenues in Mali are very low. The average
monthly salary is around 25 580 CFA francs (US$51) or a yearly
salary of 307 000 CFA francs (US$614). The monthly average salary
represents 137 times the price of cheapest housing unit. This justifies
why the Malian government puts so much emphasis on affordable
housing and subsidy programmes to support its citizens in their
effort to acquire housing.
Housing Supply
Housing supply in Mali is mainly a government and household
business. Between 1996, after the adoption of the National Housing
Strategy, and 2010, a total of 7 273 housing units were constructed
by the government, either alone or under public-private partnership
projects. Over the same period the private sector (real estate
developers) supplied about 1 500 housing units. A number of the
real estate developers also provide serviced lands, such as Agence
de Cession Immobilière (ACI) and Immobiliere-SA. ACI has supplied
about 7 200 plots with a price ranging between 500 000 CFA francs
(US$1 000) and two million CFA francs (US$4,000) depending on
the location.
In line with its National Housing Strategy, the government has put
in place a generous subsidy programme to support the acquisition
of affordable housing by eligible households – households earning
between 57 000 CFA francs (US$114) and 150 000 CFA francs
(US$300) a month for two-bedroom housing unit applicants, and
between 150 001 CFA francs (US$300) and 250 000 CFA francs
(US$500) a month for three-bedroom housing unit applicants.
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 self-construction and assisted self-construction. While a study
funded in 2011 by Shelter Afrique on the real estate sector in Mali
estimated that almost 75% of the housing supply in the Republic of
Mali constituted self-constructed units, there is no data to confirm
the number of units that are self-built every year. Assisted selfconstruction offers people the opportunity to create a housing cooperative, in which a number of housing applicants gather under the
leadership of a board (most of the time from the same corporation
who are unable to access housing finance individually). The board
then plays the role of a developer, enhancing access to credit
(primarily mortgages) from the Mali housing bank and other financial
institution to fund the projects of individual members, after collecting
individual savings over a certain period of time. Sometimes the
housing co-operatives also lobby for their members to access
government affordable housing programmes.
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Government provides a subsidy of 45% (of the cost of the
house) for households whose monthly income is between
US$114 and 500.

ACCESS TO
FORMAL HOUSING
IN MALI
<$2,00/day

Population
below national
poverty line,
47.4%

International
poverty line;
78.8% of the
country's
population earn
below US$60 per
month

The past three years have been marked by the entry in the housing
market of important foreign investors. 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. A first phase
of 3 500 units was launched in 2009 with the goal to deliver all the
units by 2010. This goal was not reached and it is not clear how
many units have been completed so far. 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. The Islamic Development Bank has also showed
interest in funding housing programmes in Mali.
For the transition period 2012 – 2013, the government has set clear
objectives for the housing sector. Specifically, elaboration of the
National Land Policy; implementation of the government's 1 922
housing units programme (including 1 552 in Bamako alone);
implementing a 2 700 affordable housing units project (1 000 in
Bamako and 1 700 units in other regions of the country) through a
PPP agreement with the Islamic Development Bank and private
operators.
In total, the demand for housing in the agglomeration of Bamako is
about 240 000 units, or more than half of the total national demand,
by 2015. Other figures demonstrating Malian housing market
opportunities are: for 5 108 housing units built between 2003 and
2008, the government received 45 352 applications representing
almost 10 times the supply.
Property Market
To secure the property market, the government is progressively
putting in place a national cadastre, focusing first on urban areas and
regional capitals. While there is a cadastre team in each region, it is
only in Bamako that serious steps have been made towards creating
one. A World Bank and German Co-operation (GiZ) supported
cadastre unit has been in place in Mali since 2005 to create the
cadastre of the Bamako district and its surrounding communes,
however it has not yet led to any outputs.
Despite the absence of a solid property registry system, property
markets still function in Mali, with BHM and a few private real estate
developers as main actors. In 2012, a total of 164 housing units
were advertised for sale on the BHM website. Prices range 28.4
million CFA francs and 49.6 million CFA francs for a four bedroom
unit. Three bedroom units are sold at 23.9 million CFA francs while
duplexes are sold at 57.1 million CFA francs. For each type of unit,
a down payment of 30 percent of the unit value is requested by the
BHM while the remaining could be converted into a mortgage.

A standard house (excluding cost of land) costs between.
US$7 400 and 8 000. The average monthly income is US$51
which is 137 times the amount needed for the standard house.
To be eligible for the Mali Housing Bank loan, individuals must
earn below US$200 monthly.

Real estate developers such as Mali Univers, 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.
Difficulties remains that hinder the efficient functioning of Mali’s
property markets. According to the Doing Business 2012 report,
access to construction permits involves 11 procedures, takes 179
days and costs 439.3% of income per capita. This places Mali at the
95th rank, out of 183 countries, four places down from its 2011
rank. On the Registering Property indicator, Mali ranked 91th out
of 183 countries in 2012; the same as in 2011. Despite the efforts
to create the Bamako district cadastre, there has not been any
significant policy effort in Mali to improve this indicator. It still takes
five procedures and 29 days on average to register a property.
However, compared to 2010, the cost of registering a property has
been halved to 12.1 percent of the property value in 2012
compared to 2010.
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 assigned to the strategy is to
"improve the living conditions throughout the country by promoting
access to a decent housing for populations with low and
intermediate revenues”. In line with this goal, the government
created a number of institutions to facilitate access to housing. The
Mali Housing Agency (Office Malien de l'Habitat, OMH) was created
in 1996 with the mission of promoting access to a decent housing.
OMH is the main facilitator of relationships between different actors
of the housing sector, and is also active in supplying serviced land for
housing, promoting the use of local building materials, participating
in financial operations including having a shareholding in the BHM
and FGHM, and subsidising the interest rate on loans for eligible
mortgage applicants, mostly members of housing co-operatives.
Members of housing cooperatives benefit of a subsidised interest
rate ranging from 7 – 11 percent depending on the level of monthly
revenue. Besides this, individual housing co-operative members with
a monthly revenue respectively lower than 75 000 CFA francs
(US$150) and 100 000 CFA francs (US$200) benefit from an extra
subsidy of respectively three points and two points on their
mortgage interest rates. These extra subsidies offered on mortgages
cover the first five years of the mortgage.
BHM was created in line with the strategy 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 region, including among
other things, a law on condominiums, a law governing property
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development and a law on housing finance. The effect of these
measures has increased the number of local real estate developers
operating in the housing market over the recent years. The increase
in the number of housing co-operatives is also the result of these
measures.
Opportunities
The Mali government has estimated a housing demand of 440 000
units by 2015. Demand for housing emanates from several layers
of the Mali population: employees from the public and semi-public
sectors, from the private sector, employees from NGOs and
international organisations and 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 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 lands. Respectively
71 percent and 66 percent of employees of the public sector and
international organisations also expressed interest in acquiring a
housing unit. These are good indicators of the untapped potential
of the housing sector in Mali. Several investors, especially the Islamic
Development Bank, the Government of Canada and many private
operators have shown interest in the sector, with an agreement with
Saudi investor for the construction of 20 000 units by 2012.
Sources
1.

AfDB, OECD, UNDP and UNECA (2012). African Economic
Outlook 2012. Country Note Mali
2. Agence Française de Développement (AFD (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.
3. BCEAO (2010). Statistics Yearbook 2010. BCEAO: Dakar, June
2011.
4. BCEAO (2010). Statistiques des SFD a fin Décembre 2009.
BCEAO: Dakar, 2010.
5. BCEAO (2012). Bulletin of financial and monetary statistics.
BCEAO: Dakar, May 2012.
6. Gouvernement du Mali (1995). Ministère de l'Urbanisme et de
l'Habitat. Stratégie Nationale du Logement. Bamako: 1995.
7. 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.
8. Government of Mali (2012). Office of the Prime Minister.
Roadmap for the Transition 2012 – 2013. Bamako: July 2012
9. Shelter Afrique (2011). Etude sur le Secteur de l'Immobilier au
Mali: Nairobi, 2011
10. World Bank (2011). Doing Business 2012: Mali Country
Profile.
11. World Bank (2011). World Development Indicators 2011.
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Websites
www.africaneconomicoutlook.org
www.bceao.int
http://www.bhm-sa.com/
www.conferenceouagapf.org
http://www.mlafu.gov.ml/
http://www.nyesigiso-mali.org/
www.shelterafrique.org
http://www.omhmali.org/
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Mauritius
KEY FIGURES
Exchange Rate: 1 US$■

Port Louis (capital)

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)

1 286 051
0.4
43
0.6
4.1
8 797
14 760
38.9 (2006)+
0.728 (77)
7.7 (2010)

Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

Overview
Mauritius is a small island country in the Indian Ocean of only 2 000 sq km,
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 2012, for the fourth year in a row, Mauritius
ranked top as the easiest place to do business in sub-Saharan Africa.
Despite the country’s exposure to external shocks in the world economy,
its GDP growth rate rose from 3.1 percent in 2009 to 4.1 percent in 2010,
though it fell slightly to four percent in 2011 as the result of a decrease in
demand for Mauritian exports. The government is working towards
diversifying beyond the major five sectors that drive the economy – sugar,
financial services, tourism, textiles, and information and communications
technology. This strategy is expected to help the country increase its
competitiveness and reduce the impact of exogenous shocks. A key
challenge is the demand for land and housing access by lower income, lesseconomically productive populations.
Access to finance
The Mauritius Bank Association reports that there are 20 banks in
Mauritius, seven of which are local, eight foreign-owned, four are branches
of foreign-owned banks, and one is a joint venture. Total assets held by the
banks amounted to Rs924.2 billion and the total amount of credit
distributed to the private sector stood at Rs248.8 billion by the end of
2011. 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. Despite the tough operating
environment throughout 2009 – 2011, banks remained strong, liquid and
profitable. Like the majority of banks on the continent, Mauritian banks had
limited involvement in complex structured financial products and low
exposure to toxic assets, shielding them from the global banking problems.
Penetration of financial services is generally good, with 80 percent of
Mauritians having bank accounts. Loans and advances by the banking

30.28 Mauritian Rupee (Rs)

Main Urban Centres

8.9
8.4
23
80.1
4.5
10.2
110.6
12.2 (Mauritius Housing
Company)
7
$265 per m² ($39 750) to
$331 per m² ($49 650)
150m²
350 – 400m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

industry to the private sector have increased significantly. The SBM, for
example, saw consumer credit rise by 3.6 percent as at June 2009. Much
more notable was growth of 17.1 percent in mortgages, for the portfolio
to stand at Rs21.8 billion (US$710 million). The MCB saw mortgage
advances for the year increase from Rs6.87 billion (US$220 million) in
2008 to Rs8.3 billion (US$270 million) in 2009.
Fifteen banks offer mortgage finance and the use of mortgage finance is
also generally high by African standards, although it has declined recently.
Mortgage debt to GDP is 12.2 percent. According to the Mauritius
Housing Census, just over 12 percent of houses were mortgaged in 2011,
versus 16 percent in 2000. A key mortgage lender targeting low income
earners is the Mauritius Housing Company (MHC), which emanates from
the former Mauritius Housing Corporation, a parastatal body set up in
1963. MHC was incorporated in 1989 to be a total solution provider for
housing finance requirements and to better meet the challenges posed by
the market. As of May 2012, MHC had an outstanding book of 29 875
mortgage loans, valued at Rs5 915 million. The average interest rate for
mortgage loans offered by MHC is currently at a low of 9.24 percent,
down from 11.42 percent in June 2008.
There are constraints to the growth of the Mauritian mortgage market.
Lack of long-term funds is an issue. Affordability constraints as well as the
high level of informal incomes also undermine access to mortgages, and
lenders feel that the cost and time of foreclosing on a property creates
risk.
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ACCESS TO FORMAL
HOUSING IN
MAURITIUS

In 2012, the price of a newly built house is between US$39 750
and US$49 650.
88.9% of Mauritians own their home.

A small percent of the population cannot access MHC and
NDHC loans, event hough they are employed.
The minimum loan for a mortgage was lowered to US$451.46
making access to finance for almost all Mauritians.
4.8 percent of the population live in iron/tin walled houses.
<$2,00/day

International poverty line; less than 2 percent of the country's
population live below US$60 per month.

Mauritius has a relatively large pensions 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
MHC. There are no private credit bureaus. Credit information has
deepened, however, as the public bureau’s coverage has grown from
37 percent of the adult population in 2009 to 49.8 percent in 2011.

MHC programmes serve this market, and this population has been
turning to squatting. According to the 2011 Housing and Population
Census, 600 households in 2011 were without a toilet, 1 400 were
without piped water on the premises, and 1 700 were without
electricity. The National Empowerment Foundation, a government
institution is now looking after this category of population.

Affordability

Housing Supply

The government uses state owned companies such as MHC to
improve affordability for housing. Through the MHC, a subsidised
Government Loan Scheme (GLS) is provided to lower-income
earners. The minimum loan size in May 2012 was set at Rs44 000
(US$1 451.46) making the mortgage accessible to virtually all
Mauritians. MHC continuously reviews its interest rates across all its
products to cope with increasing competition from banks. For
example, the interest rate for the Home Loan Extra product (with
an LTV of up to 90 percent) was reduced from eight percent to
7.25 percent, while the Home Loan Plus product (with an LTV of up
to 75 percent) was reduced from 8.25 percent to 7.5 percent. For
GSL, a maximum loan of Rs325 000 (US$10 585) is provided. Up
to 20 percent of the loan amount can be drawn as a government
grant. Terms are for 25 years and construction of the house is on
land belonging to the client or leased from the government. Further,
savings in the form of regular contributions on a monthly basis within
a period of 12 months are required. For a term of 25 years, the
monthly payment required for the maximum loan amount will peak
at Rs2 487 (US$81) a month, meaning a monthly income of more
than US$265 is needed to qualify. For lower loan amounts, which
can be used for housing improvements, lower incomes qualify.

The 2011 census reports that there are 356 900 housing units in
Mauritius. Living conditions have improved since the previous census
in 2000, with 88.9 percent of households owning their own home,
99.4 percent with access to electricity and 94.2 percent with water
inside their home. The census also found that 4.8 percent of the
population live in iron/tin walled houses.

Another government driven scheme to increase affordability is
offered through the National Housing Development Company
(NHDC). This parastatal was set up in March 1991 to serve lowincome Mauritians. It offers both fully developed units and site and
service 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$244) and Rs16 000 (US$521) to qualify for the land.
To put this in perspective, the average monthly earnings in the
lowest paid sectors, the textile and construction sectors, were
Rs8 274 (US$270) and Rs6 870 (US$223) respectively. This means
that while the products do cover the majority of the population, a
small minority of the working population, the lowest paid, still cannot
afford to meet their housing needs.

The MHC is a housing finance provider as well as a property
developer. The company provides a one-stop shop for home loan
financing in Mauritius and Rodrigues. Apart from housing loans, the
company offers solutions, including architectural, technical, legal,
insurance services as well as deposit taking and saving schemes.
Despite this, there is a recognised housing backlog especially at the
lower end of the market. The NHDC produces about 500 units a
year, which is insufficient and this has created a waiting list of about
20 000 units. An interesting subsidy scheme offered by government
through the NHDC promotes self-build approaches. The
government grants up to Rs65 000 for casting a roof slab of up to
150m², either to first time homeowners earning up to Rs8500 a
month, or for a second housing unit to another member of the same
family. The programme is managed by the NHDC. The government
also grants up to Rs55 000 to households earning not more than
Rs5 000 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
on a pro-rata basis.
There is also an incentive for developers to develop residential units.
The land for development must be non-agricultural, have access to
main infrastructure lines and amenities, 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.
Property Market
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Although Mauritius is a relatively rich country, a segment of the
population is unable to afford their housing. In 2009, Mauritius had
an unemployment rate of around seven percent or over 40 000
people. According to the Central Statistics Office, about 1.5 percent
of people earn below US$2 a day. Neither the NHDC, nor the

The global economic problems have to some extent affected the
higher-end property market in Mauritius. The market segment is
closely tied to the economic fortunes of Europe and the US because
of the deliberate efforts by the government to encourage greater
foreign ownership. The Permanent Residence Scheme, Integrated
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Resort Scheme, and Scheme to Attract Professionals for Emerging
Sectors all encourage foreign investment and settlement.
Most housing stock in Mauritius is of good quality, providing a
platform for active property markets even outside the high-end
tourist segment. According to the World Bank, 91 percent of the
dwellings are durable. The census of 2011 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. The
number of hotels, guest houses and tourist residences have almost
tripled since the last census, from 400 in 2000 to 1 100 in 2011.
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.
Policy and regulation
Mauritius generally has investor-friendly policies and regulations. This
has been borne out of deliberate government action to make it a
competitive investment destination. According to the World Bank
Doing Business Survey, in 2012, it takes 22 days and four procedures
on average register property (the best in the continent and 67th
globally). The registration process costs on average 10.6 percent of
the value of the property. The tax regime is also especially attractive,
intended to turn the country into a global financial centre.

Sources
1. African Business (2009). Recession Hits Bank Growth. October
2009 pages 357 – 358.
2. Economist Intelligence Unit (2010). Mauritius Economy: GDP
grows in 2009. www.economist.com.
3. World Bank (2011). Doing Business 2012. Mauritius Country
Profile.
Websites
www.allafrica.com
www.africaneconomicoutlook.org
www.bom.intnet.mu
www.gov.mu
www.mfw4a.org
www.mhc.mu
www.worldbank.org

Opportunities
Mauritius has been emerging as an international financial centre since
the early 1990s. 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. State investment in educating its
population should see it continue to grow its financial and services
sector. All these factors point to greater opportunity in middle to
higher end housing finance, as foreign investment and wealth
increases in the country.
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Morocco
KEY FIGURES
Exchange Rate: 1 US$■

Overview
Morocco is a low-middle income country in North Africa with one of the
most diversified and developed economies in the region, and overall in
Africa. Morocco remained resilient throughout the uncertainty of the Arab
Spring and Europe’s budget crisis, maintaining steady growth for 2011 at
4.6 percent. There is continued progress in all sectors of the economy,
which includes one of the world’s largest phosphate reserves and growing
tourism and manufacturing sectors. Secondary and tertiary modes of
production are replacing the historical dominance of agriculture, which
only contributed (17.1 percent) of the GDP in 2011.
Morocco has adopted a energetic open-economy strategy towards foreign
markets to boost foreign trade and attract foreign direct investment. The
country has signed several free trade agreements, in particular with the
European Union (EU), the US, Turkey, the Mediterranean Arab countries
through the Agadir Agreement and the United Arab Emirates (UAE).
Access to finance
There were 19 active banks in the country in 2011, according to the annual
report of the Central Bank of Morocco, Bank Al-Maghrib, in addition to five
government-owned specialised financial institutions, about 30 credit
agencies and 12 leasing companies. The government has been reducing its
ownership stake in the banking sector substantially in recent years, and
consolidation is allowing lenders to become more competitive, with a
merger of 10 regional banks under way. Credit to the private sector has
grown rapidly, with an increase of the credit-to-GDP ratio from 66 percent
in 2008 to 112 percent in 2011.
Challenges that remain in the financial sector are high commission fees,
relative to moderate operating expenses, making banking in Morocco
expensive. A history of non-performing loans seems to have come under
control, reducing from levels near 15 – 20 percent up to 2005, to five
percent in 2011.

8.61 Moroccan Dirham
(MAD)

Main Urban Centres

Rabat (capital), Casablanca

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

32 272 974
1
58.8
1.6
4.6
5 291
4 910
40.9 (2007)
0.582 (130)
9.64
14
11.5
3.7
94
39.1
4.8
3.2
111.8
16.9
5.52 – 5.86
17 500
50m²
60m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

Morocco has the most advanced and diverse housing finance market in
the region. There are a range of sources of mortgage lending, from public
and private commercial banks, as well as consumer credit companies and
microfinance institutions. Typical terms are 20 years with fixed interest
rates and mortgage-backed securities. There are housing finance products
with up to 100 percent loan-to-value ratio.
Morocco maintains promising capital markets for housing finance, on both
the demand and supply side, with a diversity of financial institutions
beyond banking. The volume of assets managed by insurance companies
alone was MD 131 billion in 2009, and is equivalent to the size of the
housing finance market. Investments are now increasing and strongly
biased towards stocks, partly as a result of a lack of appropriate fixed
income investment opportunities. Moroccan pension funds also amass a
large amount of savings (20 percent GDP).
Morocco was the first country in the region to pass securitisation
legislation in 2002. This tool is still underused with a total issuance of 4
billion dirhams (US$500 million) in only few transactions. The framework
was amended in 2010 in an attempt to prompt further operations.
Covered bonds will be introduced in 2013, as part of the World Bank’s
Financial Sector Development Support Programme. Covered bonds are
considered a more secure financial instrument than direct guarantees and
will further facilitate housing finance. The eligible assets would be primary
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mortgage loans with LTV less than 80 percent for residential loans
and 60 percent for commercial loans.
The Casablanca Stock Exchange is well developed and one of the
few regional exchanges that impose no restrictions on foreign
participation. Stock market capitalisation stood at approximately
184 percent of GDP in 2009, although the number of stocks traded
is limited.
Access to finance continues to grow. The Moroccan Postal Service
plays a key role as a provider of depository, payments and other
retail banking services for small savers. With more than 1 600
branches, the postal service serves about 13 percent of the
population, though it represents only two percent of total financial
sector assets.
Growth in the microfinance sector has been impressive. The
Microfinance Act was passed in 1999, and now accounts for half of
all clients in the Middle East. In 2011, there were more than 230 000
active borrowers and a loan portfolio of US$264.8 million. Two
major 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. Loans are given not
only for the development of income-generating enterprises but also
for housing purchase or construction as well as for connections to
basic utilities. The repayment rate of Zakoura’s clients is very high
at 99.7 percent, for loans ranging from MAD 2 000 to 20 000, over
a period of six to 24 months.
Affordability
At US$300 a month, Morocco has the highest minimum wage in
Africa, followed by South Africa. Average monthly incomes of
households in Morocco are MAD 5 300 (US$597). The Gini
coefficient of 40.9 (est. 2007) reflects the disparity between urban
and rural households. The High Commission of Planning conducted
a survey in 2009 that found that 20 percent of households have a
monthly income of less than MAD 1 930 (US$220), 40 percent less
than MAD 2 892 (US$325), 60 percent less than MAD 4 227
(US$476) and 80 percent less than MAD 6 650 (US$750). This
income mainly comes from paid work and private non-agricultural
activities in urban areas (about 63 percent), while agricultural
activities are the main source of income in the rural ones (41
percent).
The Moroccan government defines two types of affordable housing
units: a low real estate value house with a capped price at MAD
140 000 (about US$17,500) and a social housing unit with a price
capped at MAD 250 000 (about US$31,000). Partnerships
between banks and the government makes lending more accessible
to middle and low income families, through the Fogarim mortgage
guarantee fund, and a MAD 40 000 (US$4 500) subsidy.
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Fogirim is a guarantee fund for households with small and irregular
income. Launched in 2004, outstanding guarantees amount to 11
billion dirham (US$1.3 billion) as of 2011, with 1 200 new
beneficiaries each month, and a total of 80 000 beneficiaries up to
now. Key features of Fogirim are to guarantee 70 percent of a loan
that is made to a household with informal income. The loan must
require low monthly payments of less than 1 500 dirham (US$176)
and have a fixed interest rate. 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. The average housing loan offered on the programme in
2011 was at a fixed interest rate of 6.1 percent with a LTV ratio of
75 percent, average duration 21 years and repayments of 1150
dirham a month (US$130).

These benefits are accessible to people who earn a monthly income
up to 4 481 dirhams (US$566), even from informal sources, yet the
cost of repayment is still beyond the capacity of households earning
less than US$220 a month, or at least 20 percent of households.
In 2009, Fogirim was merged with another guarantee fund that
targets moderate income civil servants, middle class independent
workers and non-resident Moroccans buying or building houses up
to US$100 000 in value. The consolidated fund, Damane Assakane,
was guaranteeing 14.05 billion dirham by April 2012 (US$ 1.6 billion).
Al Amana Microfinance provides individual loans to microentrepreneurs and employed individuals. The organisation also
provides housing loans to these individuals, who would like to
improve, construct or acquire a home. The repayment terms vary
from six months to seven years, while the amount of housing loans
range from 1 000 to 48 000 dirhams (US$125 – US$ 6012). Also
some of the housing loans disbursed by the organisation are backed
by guarantees.
Housing Supply
In 2011, the housing shortage in Morocco was estimated at between
600 000 to 1.2 million, with the need for 150 000 new units a year.
The overall stock of affordable houses is estimated at 2.8 million,
providing accommodation for the 3.4 million low-income
households. 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. A
single project can reach up to 10 000 units.
There is widespread use of PPP’s between government and private
sector. 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
available, developers must commit to at least 500 social houses over
five years. 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, has a landbank of 6 000ha and has achieved strong
financial returns (with revenues up 57 percent in 2010). Its business
model involves 80 percent of its projects directed toward affordable
housing, from which it enjoys 10-year exemptions from capital gains
tax. The company plans to build up to 25 000 apartments for
people on low-incomes in the country this year, and 120 000 homes
over five years.
The key challenges to the housing supply are meeting the growing
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.
Quality control is better assured since the 2010 Finance Law was
introduced, which forces developers to respect a set of minimum
building standards within affordable housing projects. Property
developers receive rewards based on the quality and safety of
housing projects.

Africa Housing Finance Yearbook 2012

ACCESS TO
FORMAL HOUSING
IN MOROCCO

The price of a newly built house by a developer is US$17 500.
Morrocco's minimum wage is the highest in Africa at US$300.
The average household monthly income is US$597.
At current lending rates of 11.5, a monthly payment of
US$204.43 is needed to afford a US$17 500 house at a term
of 15 years.

<$2,00/day

International poverty line; 14% of the country's
population earn below US$60 per month

Property Market
The Moroccan property market still faces major obstacles –
affordability, land and ownership titling issues, and maturity of
secondary markets. Certain factors that hinder the government’s
desired progress persist. With the annual urban rate estimated at about
three to four percent (about 120 000 units a year), unemployment
still high, and housing production being inadequate, the creation of
informal settlements in the country has risen.
The property market in Morocco was significantly affected by the
launch of Vision 2010, a plan to boost the nation’s tourism. The
focus of the strategy was on infrastructure and transportation
networks. However, through Vision 2010, the number of highstanding properties in the country has surged, thereby widening the
gap between both ends of the market. On average, residential
properties have appreciated between 15 and 20 percent a year in
recent years.
Land markets in Morocco are limited by the pluralistic legal
environment, which puts restrictions on collectively held land and
supports two land registration systems: a formal system maintained
by the land registry and a traditional system maintained by local
traditional leaders. About 30 percent of land in Morocco, almost all
of it in urban areas, is registered under the formal system. The
government is working on several programmes to provide legislative
support for the reform of ownership structure of collective land
and improve formalisation procedures. The process has been
streamlined in recent years: registration requires eight procedures,
about 75 days, and payment of 4.9 percent of the property value.
According to the World Bank 2012 Doing Business Report, the
country is ranked the 144th country (out of 183 economies) in the
efficiency of its property registration system.
Policy and regulation
Morocco’s policy is focussed on creating public institutions that
support the development of a sound financial sector, to improve
the availability of housing finance and address market inefficiencies.
Government has designed 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.
Morocco also offers one of the rare examples of a real estate price
index (REPI), operational since 2009. Jointly constructed by Bank AlMaghrib and the Land Registry Office, this quarterly index has a
base value of 100 in 2006. Recent data from the first quarter of
2012 showed a quarterly increase of 0.6 percent driven by land

price rises of 1.7 percent, an annual growth rate of 1.1 percent and
year-on-year trading volume increase of 18.4 percent.
Opportunities
With the variety of initiatives to build progressive legal and financial
frameworks, as well as the openness of the economy to foreign
investment, Morocco is sure to continue to attract attention from
close neighbors in Europe and further abroad.
Although there are no restrictions to participating in the primary
and secondary markets in Morocco, and all investors have equal
market access, foreign investor presence remains marginal.
With the Finance Act of 2010, the affordable housing market is
expected to receive a boost in supply of housing. This Act will open
up growth in the construction industry, especially for small and
medium businesses, where momentum of demand is already being
reflected in cement sales and real-estate loans, which increased
respectively by 10.7 percent and 10.1 percent.
Finally, the ongoing implementation of the Vision 2010 strategy plan
is also likely to result in continued investment into the housing sector
as well as in infrastructure, with strong flow-over effects to all
segments of the market.
Sources
1. African Economic Outlook. (2012). Morocco Country Profile.
2. Bank Al-Maghrib. (2011). Annual Report.
3. Erbas, N. Nothaft, F. (2005). Mortgage Markets in Middle East
and North African Countries: Market development, poverty
reduction, and growth.
4. Hassler, O. (2011). Housing and Real Estate Finance in Middle
East and North Africa Countries. World Bank.
5. Jones Lang Lasalle. (2011). Why Affordable Housing Matters.
6. Martin, J & Mathema, A (2008). Housing Finance for the Poor
in Morocco: Programs, Policies and Institutions. USAID
7. OxfordBusiness Group. (2012). The Report: Morocco 2012.
8. World Bank (2012). Doing Business.
Websites
www.mixmarket.org
http://www.mfw4a.org/
www.indexmundi.com
www.lavieeco.com
www.immobilier-maroc.com
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Mozambique
KEY FIGURES
Exchange Rate: 1 US$■
Main Urban Centres
Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

Overview
Mozambique has experienced rapid economic growth in the past few
years. In 2011, the GDP growth rate fell to a still high 7.2 percent from
8.1 percent in the previous year. In the second quarter of 2012, GDP
growth was up again, at 8 percent. A large part of this growth has to do
with Mozambique’s natural resource base and increasing mining activity.
Last September, Mozambique its largest shipment of coal in twenty years
to Brazil. There are expectations for the expansion of coal production,
which will further increase the country’s growth potential. In addition, the
financial services sector, transport and communications, and construction
all performed well in 2011. However, the inflation rate increased in 2010
to 12.7 percent, due to the scrapping of fuel subsidies, the rise of
international food and oil prices, and the depreciation of the currency
against the US dollar and the South African Rand. By August 2012, average
annual inflation was down to 3.85 percent. The IMF’s structural reform
programme will continue to focus on public financial management, tax
policy and administration, debt management and the strengthening of the
financial sector.
Access to finance
Mozambique’s banking industry, while profitable and liquid, has tended not
to lend to the private sector. Of the 18 banks in Mozambique, the three
largest (International Bank of Mozambique, Standard Bank, and
Commercial and Investment Bank) account for over 85 percent of the
domestic banking sector’s total assets, signifying a lack of competition in
the sector. With the improvement of financial regulation and supervision,
several positive changes have occurred including the decrease in nonperforming loans: NPLs reduced from 17 percent in 2003 to 3 percent in
2008.
While there has been a definite increase in credit to the construction
sector, by 50 percent from October 2009 to September 2010, lending
criteria remains stringent. The retail housing finance market is small,

28.69 New Mozambican
Metical (MZN)
Maputo (capital), Beira Matola,
Nampula
23 929 708
2.3
38
4.4
7.1
535
980
45.7 (2008)
0.322 (184)
2.24 (1997)
81.8 (2008)
19.1
9.7
139
39.9
0.9
5.3
24.9
9 (Maputo);13 (Tete);
20 – 27 (Lichinga)
(13 500 for a 50m²) to
30 000 – 40 000 (Maputo);
60 000 (Tete); 80 000
(Lichinga)
50m²- 60m²
50m²; 450m²; 312.5m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

however, and has contracted in recent years: in 2010, 2.7 percent of total
bank credit was for housing, down from 3.8 percent in 2008. Banks and
loan terms range from 12 to 25 years. Interest rates are high, between
20 – 25 percent.
There is a vibrant microfinance industry in Mozambique, and the country
has specialised microfinance laws. In 2012, ten MFIs were registered on
the MixMarket with loans worth US$ 22.3 disbursed to approximately
39 689 borrowers. A nascent housing microfinance sector is also
emerging. Procredit, for example, grants housing loans for home
improvements and rehabilitation. Tchuma Bank has recently launched a
housing microfinance product to respond to the demand of clients who
were already using loans for housing purposes. ICB Bank has noted that
short maturity loans are more popular for housing purposes than long
tenor loans. The law in Mozambique provides a high degree of security
of land tenure, which provides ideal conditions for incremental self-build
methods. Construction loans, commonly provided in many other
countries, are not readily available from formal banks, further increasing
the potential for specialised HMF lending. However, lenders cite limited
capacity to analyse housing microcredit, and fear they have inadequate
systems and processes to guarantee construction quality and to monitor
that loans are used for housing purposes.
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A state sponsored parastatal, the Housing Promotion Fund (Fundo
de Fomento de Habitação or FFH) was founded to increase access
to housing for people with few resources. Working in 35 districts
and 14 municipalities, it would develop serviced sites for sale to lowmiddle income households. Demand for these plots has been much
higher than supply. The FFH also provided low-interest loans for
modest amounts, repayable over periods of 5 – 20 years – however
it experienced a high rate of default, reported at 30 percent in 2011.
Finally, the FFH also built a limited number of houses. From 1996 –
2004, FFH laid out 7 488 plots and funded 1 021 new houses
throughout the country. In September 2011, FFH initiated a project
to build 5000 houses in the southern city of Matola, with the
support of a Chinese construction company. An agreement with the
Chinese government promised a further 5000 houses in other cities
across the country. In 2012, there were reports that the fund was
in financial trouble – little information is available on its current
progress.
In 2012, the World Bank launched the Global Financial Inclusion
(Global Findex) Database, exploring levels of financial inclusion
around the world. According to Findex, 40.1 percent of rural, and
39.3 percent of urban Mozambicans over 15 years of age have an
account with a formal financial institution. Credit is fairly common;
45.8 percent of adults over 25 years of age report that they had a
loan in the past year to 2011. The vast majority of these loans were
from family or friends, however. Only 8 percent of adults had a loan
from a financial institution and only 2.6 percent had a loan from a
private lender. Almost no Mozambicans have an outstanding loan to
purchase a home: 0.9 percent. 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 of
income earners.
Affordability
Supply constraints and growing demand has meant that house prices
are beyond the reach of middle- and low-income Mozambicans. To
illustrate, the Joaquim Chissano Foundation recently launched a
housing project in Maputo costing US$100 million to build 1 836
homes, the cheapest costing US$25 000 and most expensive
US$120 000. According to the project promoters, a couple with a
joint income of 25 000 meticals (about US$680) a month would be
able to pay off the mortgage on one of these homes over 30 years.
This is a large sum by Mozambican standards where statutory
minimum wages range between 1 593 and 3 483 meticals (US$43
to US$95). Banks offering mortgages generally have a minimum
loan amount of MT 300 000 (about US$10 000). This is far out of
reach of the vast majority of Mozambicans.

walls in 2008/09, and almost all (99 percent) lived under durable
roofing. In other urban areas, durable walls are found in 20 – 40
percent of all households’ homes, and durable roofing among 60 –
70 percent. The national average suggests that in 2008/09, only 17.9
percent of households lived in homes with durable walls; 30.2
percent lived in homes with durable roofing. Electricity is also not
widespread. In Maputo, only 57 percent of households had electric
lighting in 2008/09, and 60.9 percent of households had a toilet or
latrine. Nationally, 65 percent of households live in housing that is
neither durable nor has electricity or sanitation.
There are few private sector developments – this is due, in part, to
the limited availability of end user finance. Constraints to land
development include the 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: 156th out of 183 countries, down six points since 2011.
It takes an estimated 42 days to complete the 8 procedures involved
in registering property. This is on par with the figures for SubSaharan Africa. The process costs an estimated 8.7 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.
As access to mortgage loans is difficult, many low- and middleincome families build their own housing. 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 the larger
urban centres where local materials and building land are in short
supply.
The government’s strategy to build 100,000 houses by the end of
2014 is on track: with its commitment to housing, the government
has also strengthened its focus on support services by providing
3000 water supply points over the past year. It is expected that the
countries capacity will increase in the coming year. The houses
however are planned for delivery to young people and public
servants who can afford to pay for a mortgage. Also in 2011, Insitec
a real estate and construction company acquired a major building
and engineering company in Mozambique, CETA. The move is
expected to increase the company’s initial capital of operations in
the country and have a positive impact on the construction sector
in the country. The acquisition also includes the CINAC cement
factory in northern Mozambique. An African Development Bank
consultation in Mozambique in April 2012 confirmed that the AfDB
should play a greater role in housing development in the country.

Housing Supply
Housing quality varies widely across Mozambique. In the capital,
Maputo, 79 percent of households lived in dwellings with durable
Houses provided by Joaquim Chissano Foundation require an
income of 25 000 meticals (US$680) per month to service,
accessible to only a small minority.

ACCESS TO
FORMAL HOUSING
IN MOZAMBIQUE
<$2,00/day

Population
below national
poverty line,
54%
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International
poverty
line;81.8% of
the country's
population live
below US$60
per month

The cheapest house built by a developer in 2012 ranges
between US$13 500 – US$40 000 in Maputo, US$60 000 in
Tete and US$80 000 in Lichinga.
In order to afford the cheapest house US$13 500, one would
have to pay US$227.2 monthly at a lending rate of 19% for a
period of 15 years.
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Property Market

Opportunities

In Mozambique, 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.

Mozambique has had healthy economic growth and foreign
investment in the last few years. While this has led to a boom in the
higher-end property market, the need for greater supply of
affordable housing is significant. Housing finance is still largely cashbased, and there is a dire need for long-term housing finance.
Greater mortgage lending will necessarily require a more efficient
land administration system. This is particularly important in this
country where all land is owned by the state, and the need for state
consent is onerous. There is enormous need and potential for HMF;
a pre-existing microfinance industry, self-build being an accepted
building method, provision of starter plots by the FFH, and secure
tenure among urban dwellers create an ideal environment.

Mozambican 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 selfbuild. Recent history has seen 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 price 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, lives in less formal
areas. Because overall housing quality and access to public services
remains poor for the majority, there is little mortgageable stock.
Further, 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
the title may be questioned). Some rented housing stock converted
to private ownership is emerging from the 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.
Policy and regulation
Systems and regulations around land administration need reform.
A good example is the registration and cadastre systems, which
cover limited urban areas; in Maputo for example, a mere ten
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 also needed to improve
mortgage markets. Collateral enforcement through the regular
court systems is long (on average three years) and there are many
instances of fraudulent titles. 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. Weak
condominium laws have resulted in otherwise formal and potentially
marketable high-rise flats turning into slums. In mitigation, the
government Housing Policy and Five Year programme 2010 – 2014
has given housing high priority status. However, these issues must
be addressed if the programme is to achieve its goals.

Sources
1. Allen, C and V Johnsen (2008). Access to housing finance in
Africa: Exploring the issues (No. 7) Mozambique. Paper
commissioned by the FinMark Trust with support from Habitat
for Humanity
2. Demirguc-Kunt, Asli and Klapper, Leora (2012). Measuring
Financial Inclusion: The Global Findex. World Bank Policy
Research WP 6025.
3. World Bank (2011) Doing Business Survey: Mozambique
4. Bank of Mozambique (2012) Monetary Policy Committee Press
Release No. 09/2012, 12 September 2012.
5. Bank of Mozambique (2010) Annual Report
6. Ministry of Planning and Development (2010) Poverty and
Wellbeing in Mozambique: Third National Poverty Assessment
(2008/09)
Websites
www.afdb.org
www.allafrica.com
www.africaneconomicoutlook.org
www.finscope.org.za
www.mfw4a.org
www.unhabitat.org
www.worldbank.org
http://globalhousingindicators.org
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Namibia
KEY FIGURES
Exchange Rate: 1 US$■
Main Urban Centres

Overview
Namibia is a middle-income country in Southern Africa, with a GDP per
capita in 2010 of US$ 5 330. GDP growth rates have hovered just below
six percent since 2007, with a fall to -0.7 percent in 2009, but up again to
4.2 percent in 2010, with a promise of 4.6 percent in 2012. The main
growth driver in the country is the mining sector, especially the diamond
and uranium mining activities. The construction sector has grown
signfiicantly (estimated at 8 percent), in part due to Namibia’s Targeted
Intervention Programme for Employment and Economic Growth
(TIPEEG). The programme was launched by the government in March
2011 in an effort to reduce Namibia’s high unemployment rate of 51.2
percent by creating and retaining 104 000 job opportunities. Inflation has
declined significantly, from 8.7 percent in 2009 to 4.5 percent in 2010 – this
was due to a drop in demand for agricultural outputs as well as a strong
currency. The inflation rate is expected to be around 6.1 and 5.5 percent
in 2011 and 2012, respectively. The discovery of oil off the cost of Namibia
in July 2011 promises to change the country’s fortunes dramatically. In
February of tis year, EnerGulf Resources suggested the discovery involved
an estimated 3.16 billion barrels of potentially recoverable oil. Namibia is
one of the least equal nations in the world. With a gini coefficient of 0.58,
there is a significant gap between the rich and the poor.
Access to finance
Namibia’s financial banking system, with strong links to South African
financial institutions, is mature and efficient. There are four commercial
banks, one savings bank (Nampost), ten insurance companies and 348
microlenders. Banks account for 40 percent of the financial market share.
Independent mobile payments services have been introduced in recent
years. Traditionally, lending to households and corporations has been a
significant part of bank credit and has been increasing, with about 40
percent of these loans being in the form of mortgages. This makes
Namibia’s mortgage market (20 percent of GDP) relatively high by
continental standards and second only to South Africa. Mortgage growth
in February 2012 decelerated to 9.5 percent, largely due to a blockage in
the land delivery market: mortgages for undeveloped land were down by
half on the previous year. End-user mortgage loan eligibility criteria is

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

8.34 Namibian Dollar (NAD)
Windhoek (capital), Walvis Bay,
Swarkopmund
2 324 004
1.8
38
3.4
3.8
5 293
6 600
63.9 (2004)+
0.625 (120)
37.6 (2008)
62.2
8.7
5
78

51.8
19.6 (Hofinet)
10
21 687
32m²
300m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

generally stringent and has become more so in recent times. Also, limited
collateral hampers the usage of these loans by low-income consumers.
To promote enhanced access to financial services, Namibia launched a
Financial Sector Charter (FSC) in May 2009 to last until 31 December
2019. The FSC is a voluntary code of conduct for the transformation of
the Namibian financial industry. Among its objectives are creating greater
access to and affordability of financial products and services. There are
specific targets with lending to formerly disadvantaged members of the
population, which should encourage even greater lending by the financial
sector. Interest rate spreads continue to be a concern for the Bank of
Namibia. Since 2007, Namibia has seen an increase in the number of
people with access to banking services, especially among the rural
population. FinScope Namibia 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 thirty percent. Use of credit
and loans went up by five percent, from 15 percent in 2007 to 20 percent
in 2011. FSC targets hope for 74 percent of Namibians to have access
to financial service by 2019. In 2012, the FSC has been developing new
legislation that will establish the regulatory framework for Tier II banks,
which will serve as microfinance oriented banks with a special focus on
serving the low income segment of the society.
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The infrastructure to facilitate mortgage lending is fairly well
developed. In terms of the World Bank’s depth of credit information
index, Namibia scores five out of a possible six, as the country has
three private credit bureaus that include data on approximately 61.5
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. The judicial system scores
eight out of a possible 11 on the World Bank’s strength of legal rights
index. A collateral registry system unified geographically and by asset
type, is lacking.
In June 2011, the government embarked on a reform strategy within
its financial industry. The aim of the strategy was to enhance access
to finance for lower income people through the development of
microfinance-oriented banks. Namibia has a small but growing
microfinance sector, and lending for housing purposes is starting to
take place, for example by the Shack Dwellers Federations of
Namibia (SDFN). The government’s 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.
Affordability
A recent publication by the Bank of Namibia indicates that the
housing backlog in 2007 was 80 000 housing units, and this grows
by 3 000 units every year. Thus it is estimated that the housing
backlog now stands at 92 000 units.
According to FinScope Namibia 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. Thirty-eight percent funded the
ownership (purchase or construction) of their housing themselves.
An additional 36 percent said that their housing had no cost as they
had used found materials to construct the dwelling. This suggests a
high level of informal housing, and 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. Ten percent owe money on their housing.
According to the February 2012 FNB House Price Index, a small
housing unit costs N$261 667 (about US$ 31 000) in the Central
area of Namibia, which includes Windhoek. Over a term of 20
years at 10.5 percent interest this will cost N$2 612 (US$313) a
month and be affordable to a household earning at least N$7836
(US$ 939) per month. As 93 percent of the population earn less
that N$7000 a month, this house is not available to the vast majority
ACCESS TO
FORMAL HOUSING
IN NAMIBIA

Beyond this, NGOs seek to offer access to housing finance. The
Shack Dwellers Federation of Namibia provides its members wit
loans ranging from a minimum of N$8 000 to N$26 000, 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.
Housing Supply
The Government has stipulated clear objectives related to housing
provision in Vision 2030, in National Development Plan III and in
Targeted Intervention Program on Employment and Economic
Growth (TIPEEG) which strategic objectives, the National Housing
Enterprise (“NHE”) is required to meet within the given timeframe.
While the housing markets in the higher income bands have done
well, Namibia has an affordable housing shortage. State housing is
driven by the Namibian Housing Enterprises (NHE), 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. Since 2003, the NHE has built about 450 houses per
year for its target market: households earning between N$5 000 –
N$20 000 per month. Apart from constructing houses, 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. Houses cost on average N$275 000, inclusive of
land. One of the NHE products is a core house, which consists of
one or two rooms plus an enclosed bathroom. These houses are
intended to form the core of a larger house for extension at a later
stage. NHE loans are offered at a maximum of prime minus one
percent.
Under TIPEEG, it is estimated that the total cost of implementing
housing and sanitation component over the medium term will
amount to N$2.8 billion of which N$1.7 billion will come from the
budget of Central Government. The total investment requirements
for the NHE under TIPEEG for the next three years (including
2011/2012) will amount to N$ 1 093 520 000, or just over N$1 billion.
The amount to be spent on land servicing will be N$ 131.4 million
while money to be spent on the construction of houses will be
N$898 million. It is envisaged that successful implementation of

The cheapest new house built by a developer is US$21 687.

<$2,00/day
International poverty line;
62.2 percent of the
country's earn below
US$60 per month
Population below national
poverty line, 54%
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of the population. A significant component of this cost – over half
– is land and services: the average m2 price for constructing a house by
a contractor is about N$3 200. This translates into about N$102 400
(or just over US$14 200). Further, supply of houses at this price,
which represents the lowest priced formal housing unit, is not always
available. FNB’s Volume Index reported volumes declining
particularly in the small price segment: total properties registered
were down 15 percent month-on-month since January 2011.

The cost of a housing unit according to FNB House Price Index
is US$31 000. This will cost US$342.6 per month at 11%
lending rates over 15 years (2012).
87% eligible for state housing support, but delivery is
insufficent to meet demand.
TIPEEG programme is expected to stimulate housing and land
delivery by as much as 63%.
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these programs will result into the creation of some 44 337 direct
and indirect job opportunities in the medium term. Since these
programs are constructed around already existing projects, the net
new job opportunities to be created will be in the order of 31 000
direct and indirect jobs opportunities over the medium term. The
program is also expected to result in 3 980 new serviced plots,
4 521 new low cost houses and about 13 000 new ventilated pit
latrines to be completed.
Traditionally, NHE has relied on revenue from its loan book to
finance projects. With the increase in the delivery of houses,
particularly the company’s involvement in infrastructure
development (land servicing), the reserve funds have been depleted.
In addition, local conventional borrowing has become expensive and
unsustainable. The Government has acknowledged in the TIPEEG
document, that the availability of capital is a constraint for the
successful execution of the NHE business plan. Cabinet has thus
committed itself to support NHE in its effort to explore other
sources of funding, including bank loans; loans from other financial
institutions; loans from multilateral institutions, development banks;
suppliers credit; and issuance of company bonds. The NHE is thus
expected to borrow about 80 percent of the N$ 1 billion from the
open market with Government support that can be in the form of
Government guarantee as the requirement of the financier(s) may
be.
The strategic plan of NHE is underpinned by six strategic themes,
namely Development of the Housing Sector; Mobilizing Resources;
Delivering on Housing Demands; Implementation of TIPEEG;
Customer Centricity; and Organizational Transformation. In meeting
this plan, NHE has adopted a corporate strategy that advocates a
“value chain” approach in order to enable the housing sector to
make significant impacts on various trades that are directly or
indirectly connected to housing. These trades include the building
supply industry, financial service providers, building contractors,
professional engineering and other service providers, which supply
inputs into housing development processes. NHE sees all of these
actors, as well as the various spheres of government as important
sectors that are directly impacted on in terms of business and
economic growth.
Land delivery has been a particular challenge and has contributed
substantially to the rapid price increase in the property market. The
FNB Housing Index reports that while census results show that
Namibia has land within its municipal areas in excess of 4 500km2,
capable of accommodating 3.6 million houses, delivery of
developable stands is painstakingly slow: 460 stands were delivered
in 2011 and 750 are expected in 2012. The index suggests that at
the current rate, it would take 1 800 years to exhaust the available
municipal land across Namibia. The value of home improvements
and extensions on existing properties exceeds the value of new
house built, also contributing substantially to rising house prices.
The TIPEEG programme is expected to stimulate housing and land
delivery by as much as 63 percent in 2012, aimed at the middlepriced segment. It is hoped that this will reduce house price inflation
from 11.5 percent in 2011 to 7.5 percent in 2012.
Housing delivery for the majority low income earners however
remains insufficient. Government plans for social housing are at less
than 300 units per year between 2011 – 2014. More signfiicant is
the work of NGOs in this space, and individual households
themselves.

The Namibian Housing Action Group (NHAG), the service NGO
of Shack Dwellers Federation Namibia, caters for the housing needs
of lower-income groups. NHAG has a membership of more than
20 000 households in 570 savings group. The SDFN is an alliance
of savings groups operating in many informal settlements in Namibia.
Its principal aim is to mobilise collective savings for the purchase and
group settlement of land for their members. The SDFN has also
been active in lobbying for a policy that supports incremental
development with legal land tenure. The results have been
encouraging, especially in Windhoek where residents are allowed to
construct basic shelter to meet their needs for accommodation.
The understanding is that the housing will be improved at a later
date, when it is affordable. Through the Flexible Land Tenure Act,
secure tenure is obtained through sales of blocks (multiple plots) to
communities that are then responsible for upgrading the sites,
including transforming communal toilets and water points to
individual household connections. SDFN obtains funding from the
state for its Twahangana Fund, the latest being a N$3 million
(US$411 000) grant for the 2010/2011 financial year. The Build
Together Programme is part of the government’s national housing
strategy to provide access soft loans to the poor to construct
homes. More than 10 000 such loans have been given, for as much
as N$40 000 (US$5 480 at subsidized interest rates, requiring
monthly instalments of less than N$300 (US$41). Between July
2009 and June 2010, the Shack Dwellers Federation of Namibia had
built 366 houses; a further 322 were in the pipeline.
Property Market
The scarcity of land suitable for housing developments is having a
direct impact on the housing price in the country. According to the
FNB House Price Index, there has been higher price per square
metre for entry level houses when compared to the price per
square metre for medium and high segment houses. Also, as a result
of the unavailability of developed land for housing, the monthly
delivery of housing in towns in particular has reduced. For example
in Windhoek, in 2006 the number of new houses per month
averaged 50 – 60 housing units per month. By 2011, the number has
declined to about 8 – 10 housing units per month. Current demand
is estimated at about 300 stands per month. In 2012, Windhoek
extended its boundaries to address the land constraint, increasing
the housing potential by 1.6 million houses.
According to the Ease of Doing Business Report, Namibia ranks 78
out of 183 countries. On average it takes 39 days to register
property, at a cost of 13.7 percent of the property value. This is a
deterioration from 2011, when it took only 23 days to register
property at a cost of 9.6 percent. In 2012, Namibia made
transferring property more expensive.
Policy and regulation
Housing in Namibia is directed through the National Housing Policy
(2009), Vision 2030 (2004) various budget documents and the
TIPEEG. The total budget allocated to housing affairs and services
in 2011/2012 is N$131 million.
Namibia has enacted judicial reforms targeting mortgage
enforcement. These were to improve proceedings by providing
detailed guidance on the process, limiting delays and the possibility
of abusive appeals, and eliminating arbitrary decisions and delays.
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.
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Opportunities

Sources

Affordable housing presents the highest potential of an untapped
housing market. This not only includes people for whom there are
no mortgage products, but also a section of the population which
may qualify for loans but are unable to access suitably priced housing.
The recognized successes of the SDFN 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.

1. How we made it in Africa: Insight into business in Africa:
www.howwemadeitinafrica.com
2. Kalili, N, Adongo, J, Larson, T, Namibia Policy Research Unit
(2008). Access to Housing Finance in Africa: Exploring the Issues
(No. 5) Namibia. Paper commissioned by the FinMark Trust
with support from Habitat for Humanity
3. World Bank (2011) Doing Business Survey: Mozambique
4. FNB (2012) Housing Index February 2012
http://www.namibia-realestate.com/attachments/article/
49/Housing percent20Index percent20201202.pdf

Commercial banks are overexposed to mortgages, which is an
ongoing concern in the economy. There have been calls to provide
greater opportunities for fundraising through securitisation, for
example. This could increase the number of investment instruments
and deepen the financial sector, as well as enable local authorities to
raise the funds necessary for urban infrastructure development and
thus increase the housing provision.
Of course, the opportunities arising from the discovery of oil can
only be imagined at this stage. The Department of Mines and
Energy has identified 44 billion barrels of potential off the coast. This
would have a dramatic effect on the national economy and would
increase considerably the country’s capacity for addressing the
challenges in its housing and housing finance sectors.
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Websites
www.allafrica.com
www.africaneconomicoutlook.org
www.bon.com.na
www.dbn.com.na
www.howwemadeitinafrica.com
www.mfw4a.org
www.nhe.com.na
www.unhabitat.org
www.worldbank.org
www.hofinet.org
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Niger
KEY FIGURES
Exchange Rate: 1 US$■

Overview
Niger Republic is a landlocked country in the northwestern part of Africa.
The country is the third largest producer of uranium in the world. The
recent increase in the price of uranium offers an opportunity to the
government to improve Niger’s human development index, which, at 0.295
in 2011 and ranking 186 out of 187, is among the lowest in the world.
Increase in the demand for mineral resources such as uranium, petroleum,
tin, gypsum and gold has resulted in an economic boom in Niger’s mining
industry, and an increase in the effective demand for housing as well as
other urban infrastructure. The country’s economic growth is driven by its
agricultural and mining sectors. The real GDP growth rate in 2010 was
estimated at 5.5 percent, and the prospective growth rates for 2011 and
2012 are 4.9 percent and 11.5 percent respectively, the jump being due to
the rise in the prices of uranium and oil. Niger Republic started producing
petroleum in November 2011. Of Niger Republic’s 16 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.
Access to finance
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 commercial banks and an increase in branches (49 in 2009), 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 10 commercial banks, a bank of agriculture (Bagri) established
in 2011 and one mortgage bank (Banque d’Habitat), created early 2011
but not yet operating. The practice of microfinance in the country is
steadily growing, with about eight microfinance institutions. Capital Finance,
and some others provide housing finance products. According to
MixMarket, in 2011 a total of US$9.4 million loans were disbursed to 53 511
borrowers, while there were US$4.7 million deposits by 221 308 consumers
in the country. It is difficult to estimate the amount used for housing,
however.

508.1 West African (CFA)

Main Urban Centres

Niamey (capital)

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

16 068 994
3.5
17
4
2.3
374
720
34.6 (2008)
0.295 (186)
1.46 (2001)
85.6
3.5
173
1.5
1.5
4.1
14.7
14
12 000
200m²
400m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

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 a government-owned housing development company, Société
Nationale d’Urbanisme Et de Construction Immobilière (SONUCI).
SONUCI is still operating but CDN has been liquidated, and in 2011
replaced by Banque d’Habitat. In 2012 SONUCI developed a strategic
partnership with some housing developers to build 2 000 houses
between now and 2014.
A few commercial banks, such as Bank of Africa, Ecobank, BIA Niger and
Sonibank, offer housing loans to employees of private companies. In most
cases these companies are the banks’ clients. These are employer’s
guarantee or mutual guarantee loans. Mortgages are yet to be developed.
In 2011 Ecobank and the national labour union of teachers (Syndicat
National des Enseignants du Niger) under the leadership of Mariama
Chipkaou signed a partnership agreement to finance an affordable housing
development programme for teachers all over the country. This is quite
an innovative project in Niger. It is the first time that a commercial bank,
that is the private sector, and a trade union, will develop a partnership to
develop a housing programme for some of the employees known to be
among the lowest income bracket. The initiative has had a positive impact
in Niger, and other trade unions have developed similar projects with
commercial banks or microfinance institutions.
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This form of financing is still in its 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 (Union Economique et Monétaire Ouest Africaine, UEMOA)
countries, long-term funding remains the major challenge for Niger’s
housing market. Nevertheless, there are opportunities for
developing national and regional mortgage banks and credit bureaus.

be about 40 000 a year. The recent boom in the mining sector has
accentuated rents and demand for houses in Niamey as well as in
other cities. The absence of mortgage banks to provide end user
finance is a major challenge to the development of housing.
To meet the challenge, the government is boosting supply through
policies that will induce the private sector to participate in
developing housing. These initiatives include public private
partnership projects; the construction of low income houses such
as the Sari Koubou project, financed by the government, and the
Projet la Renaissance du Niger, financed by SONUCI local banks
and regional financial institutions; and facilitating access to land for
developers.

Affordability
Access to mortgage finance is extremely limited, and when available,
interest rates and loan tenure make the cost of borrowing very high.
As such, the majority of the population cannot afford housing. The
smallest mortgage available is 6.5 million CFA francs (about
US$14 444), which, at an interest rate of 10.5 percent and repayable
over 20 years, requires a monthly repayment of US$60.18. About
85.6 percent of the country’s population earn below U$60 a month
(or U$2 a day), however, so affordability for mortgages is extremely
low. 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 government
officials and to some extent middle management staff in private
companies, have access to housing finance. Some private but
informal housing promoters use 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. The majority of the population in the urban areas rent
their homes. Rental homes are provided by SONUCI, informal
housing promoters and other private landlords. Rents are according
to the quality and location of homes. They range from the
equivalent of US$50 to US$2 500 a month in Niamey. Other forms
of rentals include the popularly known rooms or room and parlour.
These are found all over Niger especially in the popular streets of
the capital and the average rents are between US$14 and US$60.
As present no company or institution provides rentals on a larger
scale. SONUCI is the only company that provide rental homes on
a relatively large scale. Additionally, less than 0.1 percent of the
population has access to government subsidies for housing due to
the fact that only salary workers (and particularly government
employees) qualify for the subsidised houses.
Housing Supply
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
ACCESS TO
FORMAL HOUSING
IN NIGER

Housing stock in Niger can be classified in three categories, based
on the material used for construction:
■ Construction with mud and straws and ceiling with wood
(Maison en terre);
■ Construction with mud and plaster with cement, with
corrugated iron sheet for the ceiling (Maison en semi dur); and
■ Construction with cement, concrete, stone and ceiling with
corrugated iron (modern homes) (Maison en dur). 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.
In the 40 years between 1960 and 2000, the government of Niger
financed only 1 236 houses. Given this, most houses are produced
through self-build. The construction of 174 government-financed
houses in Niamey (Sari Koubou) in 2011 was awarded to local
contractors. This project exemplifies the government’s recent work

The smallest mortgage available is US$12 000, which, at an
interest rate of 11% and repayable over 15 years, requires a
monthly repayment of US$132.7.

<$2,00/day

The cost of the cheapest house built by a developer is US$12 000.
International
poverty line; 85.6%
of the country's
population earn
below US$60 per
month
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There are about 10 formal enterprises in the construction industry
and a few in the real estate sector. Most of these focus on land
acquisition from traditional proprietors and servicing the land into
plots. The serviced plots are sold to potential home owners who
build their homes incrementally. The majority of the potential home
owners finance through savings and loans. There are different
methods of financing by commercial banks and MFIs but the most
popular among MFIs consists of initial savings over three to five years
for land acquisition; after which a loan is granted according to the
client’s revenue and the guarantee. The loans in most cases are
insufficient for building a home; therefore most homeowners build
their homes over a period of time.

Population below the national
poverty line, 19.6%

Less than 0.1% of the population has access to government
subsidized houses.
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in affordable housing finance. The houses are mainly for middleincome government employees. By early 2012, construction was
completed and approved by technical control. The beneficiaries
have signed the necessary documents for ownership and the houses
are scheduled to be transferred to their owners before the end of
the year.
Other important projects under construction include the teachers’
trade union housing programme, Capital Finance housing project,
the Société Nigérienne Des Products Pétroliers (SONIDEP) villas,
the customs trade union housing project and the Niger Renaissance
project of SONUCI.
Property Market
Property prices have risen steadily over the past five years due to
an increase in demand for houses and the boom in the mining
sector. The price push is exacerbated by the expectation of
economic growth in 2012 when Niger starts producing and
exporting petroleum. 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.
According to the Doing Business 2012 survey, Niger ranks 86th
globally in registering property, down from 84th in 2011. 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).
At 11 percent, the cost of registration is relatively high; this is 1.5
percent above the Sub-Saharan average.
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 habitat (Politique Nationale en Matière
d’Habitat: loi n°98 – 054 du 29 décembre 1998) was adopted in
December 1998. The law defines the procedures for housing
finance and the orientation for 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 relate
to urban infrastructures 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 infrastructures.
In terms of urban planning and land administration, the land
administration law (la Loi d’Orientation sur l’Urbanisme et
l’Aménagement Foncier, 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
authority. This in turn facilitated the registration of properties in
rural areas, where it was an instant success. Prior to implementation,
it was impossible to register rural lands 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.
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 hopefully will 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 eliminated unnecessary
bureaucratic authorizations. The progress of the reform can be
measured in terms of the number of Titre Foncier awarded before
and after the introduction of Sheida: 150 before and 1 000 after.
These figures need to be updated and the impact of Sheida needs
to be assessed.
Sheida, LOUAF and the new investment code will definitely
contribute to accelerating the development of housing and housing
finance in Niger.
Opportunities
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.
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Nigeria
KEY FIGURES
Exchange Rate: 1 US$■
Main Urban Centres

Kenya

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*

157.85 Nigerian Naira (N)
Lagos (capital), Abuja, Port
Harcourt
162 470 737
2.5
50
4
6.7
1 452
2 300
48.8 (2010)
0.459 (156)
3.94 (1986)
84.5 (2010)
16
6.5
133
29.7
0.6
1.7
37.3
0.39
10.6
31 250 in Lagos / 15 600
outside Lagos
72m2 in Lagos/65m2 outside
of Lagos

Minimum stand or plot size for residential property*

Overview
Nigeria is a Western African country, known for its huge oil and gas
industry, which is the main driver of its GDP. Following a banking sector
crisis in 2009, which is now working its way out of the system, the real
GDP growth rate rose to 7.8 percent in 2010 from seven percent in 2009.
Growth in 2011 dropped to 6.7 percent, due to the global economic crisis
and the shutting down of oil production. In that year, growth was largely
attributed to the non-oil sector: telecommunications, construction,
wholesale and retail trade, hotel and restaurant services, manufacturing
and agriculture. For 2012, growth is projected to increase marginally to 6.9
percent, the result of increased oil exports and prudent economic reforms
underway.
The National Bureau of Statistics reported in 2012 that the real estate
market contributed 1.64 percent to GDP in the fourth quarter of 2011,
and the building and construction industry contributed 1.99 percent to
GDP for the same period. This is surprisingly small, given the country’s high
rate of urbanisation, at 5.4 percent. In 2012, the Ministry of Lands, Housing
and Urban Development was allocated a N24.9 billion budget, amounting
to three percent of the national budget. It is worth noting, however, that
more than 60 percent is for recurring expenditure).
Access to finance
Nigeria’s financial system has undergone restructuring several times and
this has seen considerable improvements to its sector supervision. In 2010,
most banks were required to adopt the International Financial Reporting
Standards. Restructuring involved consolidating the banks, which
inadvertently and significantly improved the financial intermediation levels.
In 2012, the Central Bank of Nigeria reported that there were 101 primary
mortgage institutions (PMIs), institutions specifically established for the
purpose of providing mortgages. These include the government-owned
Federal Mortgage Bank of Nigeria (FMBN), 870 microfinance Banks, 21
deposit banks, five discount houses and five development finance
institutions. Although growing, the insurance and pension industry is

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

relatively small. Only a small proportion of microfinance institutions
report to the MixMarket and in 2011, 35 MFIs were listed, with 647 479
active borrowers and a gross loan portfolio of US$132.1 million.
In 2012, the World Bank launched the Global Financial Inclusion (Global
Findex) Database, exploring levels of financial inclusion around the world.
According to 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 have an outstanding loan to purchase a home: 0.6 percent
overall. 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. Forty-four percent of Nigerians over the age of 15 reported
having a loan from family or friends, and 19 percent reported using a debit
card.
These findings are reflected in macroeconomic data. Despite the size of
the Nigerian economy, mortgage debt to GDP is about 0.5 percent, and
about only five percent of the 13.7 million housing units in Nigeria
currently financed with a mortgage. Most residential mortgage loans in
Nigeria are provided by the commercial banks, PMIs, and some, usually
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institutional, employers. By June 2011, the total consolidated assets
of PMIs had increased by 0.3 percent to N360 billion. Mortgage
finance is thus limited – the Mortgage Bankers Association of Nigeria
estimates that the unmet mortgage finance requirement in the
country could be conservatively put at between N20 – N30 trillion.
Constraints in addressing this challenge include the limited availability
of long-term funds and a critical need to enhance the capital and
resource base of PMIs and the FMBN; poor product design that fails
to meet the affordability constraints of the majority; difficulty in
accessing land and secure title; an inadequate legal framework and
poor housing market infrastructure; and constraints in the housing
construction sector. Mortgage interest rates are also high (18 – 24
percent), undermining household affordability and access to
mortgage finance.
The Nigerian government uses the 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 N200 billion. The FMBN raises
capital through the National Housing Fund (NHF), which obtains
funding mostly by mandatory contributions from salaried employees
earning N3 000 (US$20) and above monthly, who must contribute
2.5 percent of their salary. Contributors receive a two percent
interest rate per annum on such savings/contributions. On
application, approval and successful disbursement for a successful
loan beneficiary, a six percent interest per annum is charged. From
this, one third goes to the PMI for administering the loan while
FMBN takes the remaining two thirds. Half of this is paid out to the
employee contributions. The loan period is calculated by subtracting
the age of the applicant from 60 years to arrive at the duration of
the loan, though subject to a maximum of 30 years. Contributions
are also expected from banks and registered insurance companies
according to pre-determined ratio as spelt out by the enabling law
establishing the NHF. Unfortunately the law has never been
enforced on the commercial banks and insurance companies. NHF
collection has tripled to more than N1 billion (US$6.6 million) a
month. Cumulative collections at December 2009 stood at N52 billion
(US$342 million).
The FMBN offers concessionary mortgage lending products, an
operation funded by the NHF designed to finance social housing.
The programmes require that the borrower saves for a minimum of
six months to pre-qualify for mortgage facilities: the Estate
Development Loan (EDL) made available directly to housing estate
developers; and a mortgage facility for individuals made available
through PMIs. Both products are given at subsidised rates; the estate
development loan is 10 percent, while the mortgage facility for
individuals is six percent. The maximum mortgage loan size is set at
N15 million (US$95 268), and can be used for house purchase,
house expansion or renovation. It is repayable over 30 years. The
PMI may make an additional loan at market rates if the borrower
requires more.

110

Like many parts of Africa, long-term funding is a major problem in
the Nigerian housing market. There is, however, increasing use of the
capital markets to raise funds for housing finance in the country. For
example, the FMBN in 2008 issued N100 billion residential
mortgage backed securities, also Union Homes Savings and Loans
Plc introduced its hybrid Real Estate Investment Trust (REIT) N50
billion ($US333 million) public offer in 2008. There have also been
state level efforts to improve mortgage market liquidity. Recently
Lagos established a mortgage board, and also launched a mortgage
scheme seeded with an initial capital outlay of N40 billion (US$264
million), raised from banks for 25 years, to serve as an intervention
fund for long-term financing. Another recent intervention is a
mortgage liquidity facility, similar to the Tanzanian and Egyptian

facilities, that is being developed with US$300 million in support
from the World Bank. The new “Nigeria Mortgage Corporation”
will provide long-term refinancing to mortgage originators, hopefully
also reducing interest rates by more closely matching long-term
loans with long-term sources of capital.
There is scope for pensions to be used to fund housing finance, and
this is increasingly being recognised in the country. The pension
industry in Nigeria is relatively small; only 1.7 percent of the labour
force contributes. Nevertheless it holds a substantial amount of
long-term liquidity – N2.6 trillion (US$16 billion), of which the
Pension Act allows 40 percent to be invested in REITs and
mortgage-backed securities. The potential for these instruments has
been hampered by the very low loan portfolios held by PMIs, and
other issues such as the quality of land title documents. However,
over 80 percent of pension funds have gone into government bonds
instead.
Credit bureaus were introduced in the country to provide credit
information on the adult population. The government has begun to
create a framework for providing credit information to lenders. The
policy initiated by the Central Bank of Nigeria has started yielding
results as 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 as part of the
condition to draw down. Over 50 microfinance institutions have
also signed up to the credit bureau.
Affordability
Like many African counties, the lack of affordable housing is a
problem in Nigeria. The NHF loan offering has LTVs that are
graduated, between 70 percent and 90 percent, and the larger the
loan, the bigger the down payment required. Recently, the maximum
loan available was increased from N5 million to N15 million, after
the previous amount was recognised to be too little to purchase or
build a starter house. There is no minimum limit, however, which
does allow the possibility of borrowing for incremental housing.
NHF loans are subsidised at a rate of six percent for 30 years. Taking
a loan of N5 million (US$33000) from the NHF at the subsidised
six percent interest rate, N30 000 to N40 000 (US$200 – US$264)
is needed a month to service the loan. Although the minimum wage
was revised to N18 000 (US$116.24) in 2011, up from N7 500,
where it was set in 2000, 80 percent of the population still earn less
than US$60 a month. This notwithstanding, Nigeria’s 2020
development strategy suggests an average house cost of US$50 000.
There are a number of causes for the relatively high costs of housing
in Nigeria. Over 60 percent of raw materials are imported – this
leads to high building costs, which fluctuate in price with the
exchange rate. The cost of cement is illustrative. In 2011, cement
prices had almost doubled to N2 800 (US$17.76) for a 50kg bag of
cement. Government intervened with a standing order to local
manufacturers in the industry to increase their production capacity
so that the price would reduce to N2 000. Another contributor is
the lack of basic infrastructure, which adds as much as 30 percent
to the total costs of the development. Land is also very costly.
Inflation contributes towards the high cost of borrowing in the
country as the owner of capital has to be compensated over and
above inflation rate as an incentive and has additionally often
discouraged banks from lending.
Housing affordability has historically been a challenge also in the
rental market, where existing tenants were often required to pay a
year or more advance rental payments, and new tenants had to pay
deposits upwards of two years. This kept many people out of the
formal rental market. In August 2011, the Tenancy Bill was signed
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into law in Lagos State, making it illegal for a landlord to require
deposits of more than six months rental payments from existing
tenants, and limiting deposits for new tenants to one year’s payments
in advance. The new law also includes provisions on the notice
period required for eviction, and imposes a fine of N250 000 for
forceful eviction. However, there are reports that it has been
ineffective, as some landlords continue to expect up-front rental
payments of up to two years.
Housing Supply
Estimates of the housing shortfall in Nigeria are between 14 – 16
million units and the World Bank notes that the country needs to
produce about 720 000 units annually for the next 20 years to begin
to solve the problem. Nigeria’s 2020 development strategy includes
a vision to build 10 398 650 housing units, between 2012 and 2020.
The rental market is big; about 85 percent of the urban population
lives in rented accommodation, spending more than 40 percent of
their income on rent. Ninety percent of houses in Nigeria are selfbuilt, with less than five percent having formal title. A substantial
amount of work needs to be done to supply serviced land.
The government owns a substantial amount of housing stock, which
it has been selling into the open market from time to time. There
are also some small private sector players in housing construction
in the country, but they almost exclusively serve the very high end
of the housing sector and operate as somewhat of a cartel with
extremely high prices. The developers rely on bank loans (with
interest rates as high as between 21 percent and 30 percent (when
all fees are added up) for terms as short as two years, and cannot
access long-term financing that capital markets offer. Besides the
private sector, there are the activities of the FMBN, which is also
involved in housing construction finance. One of its most recent
efforts is a N2 billion (US$13 million) affordable housing finance
project in Kogi State for public servants. The Central Bank of Nigeria
has established a N200 billion (US$ 1.3 billion) housing intervention
fund, structured as a loan facility that would be provided for
prospective beneficiaries through the FMBN.
In the 2011 national budget, the Minister of Finance Segun Aganga
promised a N50 billion public works programme, involving labour
intensive projects in a range of sectors including construction and
housing.
The few initiatives that target the poorest sections of the population
include the Women’s Housing Plan Initiative and Habitat for
Humanity, which in conjunction with the MTN Foundation has
launched a low-cost housing project.

Property Market
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. According to the
Land Use Act of 1978, which many have argued requires
amendment, the allocation of title to land is vested in the governor
of each state. The governor has the “rights and privileges” to
allocate land through a leasehold system. Where titles do exist,
geospatial data and the formal registry system is inadequate, and
bottlenecks arise in the property transfer system as a result of a
series of legislative constraints and a multiplicity of laws establishing
ownership of landed properties. According to the World Bank’s
Doing Business 2012 report, Nigeria ranks 180 out of 183 countries
surveyed in the Registering Property index. The registration process
is cumbersome, with 13 procedures, and lengthy, taking 82 days. It
is also expensive; it costs an estimated 20.8 percent of the property
value to register property, more than double the average for SubSaharan Africa.
Speaking at a stakeholders meeting at the central bank, the President
of the Mortgage Bankers Association of Nigeria recommended a
number of interventions to improve Nigeria’s property market:
expedited review of mortgage related laws; reduced cost and
process for registering property; and the computerisation of land
registry offices.
Policy and regulation
The Vision 2020 national strategic plan provides that mortgages will
play a key role in growing the country. However, uncoordinated
policies of various tiers of governments on land management and
administration, which includes the high cost and long process of
obtaining titles, are greatly hampering housing delivery. Protracted
transaction processes, which include consents from the state
governors, as well as onerous fees, all contribute to the
unattractiveness of mortgage financing. The enormous powers of
governors over state land allocation also means that title is prone to
political uncertainty and interference. Establishing title to land can
be a fraught process. Even in urban areas where title deeds are
more common, there can be difficulties in clarifying who actually
holds title to the land. This title uncertainty often means endless
challenges in court taking a number of years. Another hindrance is
that 65 percent to 70 percent of land is still held under customary
title, again limiting its utility for mortgage finance. There is also a dire
need for better land use management at local authority level to
create better quality housing stock; fatal accidents caused by poorly
constructed buildings are common.
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There have been some regulatory and policy changes. In 2000, the
government implemented a number of reforms to spur on the
housing sector. These included establishing a Real Estate Developers
Association of Nigeria and a Ministry of Lands, Housing and Urban
Development, as well as restructuring the housing finance system
through the FMBN to introduce, among others, a secondary market.
Computerised land registries have also been introduced in Lagos
and Abuja. The Lagos state government has established an electronic
documents management solution to fast-track title and mortgage
documentation. In August 2010, the governor of Lagos State signed
into law a bill establishing the Lagos State Mortgage Board, which,
among its various functions, is mandated to “generate a conducive
environment to enable access to mortgage as well as protect
Lagosians and the State Government from the evil practices that
will not enhance good living conditions for the people”.
There have been some regulatory changes covering the housing
finance market. Proposals are on the table to no longer make PMIs
the sole originators of mortgages for the NHF – universal banks,
pension funds, insurance companies and microfinance banks will in
future also have this ability. Foreclosure, which has always been
difficult in Nigeria because of legal restrictions, has been eased
through direct power of sale of pledged properties to “prevent illfounded court injunctions”. A mortgage division has been created
in the Lagos state judiciary.
Opportunities
Nigeria represents a potentially huge market for housing
development, mortgage and housing microfinance lending. 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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615.14 Rwandan Franc (RWF)
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3
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4.5
8.6
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1 240
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45
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7.4
2.3
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• UNDP
~ Global Findex (2012)

Since 1996, Rwanda has seen a positive economic transformation, focussing
on upgrading infrastructure, reducing poverty, privatising state-owned
assets, expanding its export base and relaxing trade laws. In 2008, the
capital Kigali was the first city in Africa to be awarded the Habitat Scroll of
Honor Award in recognition of its “cleanliness, security and urban
conservation model”.
With only 19 percent of its population urban, Rwanda is the least urbanised
country in Sub-Saharan Africa, but its densities are the highest within the
mainland region. Rwanda is classified as a low income country, with the
majority of its population still engaged in agricultural and mining activities.
Urbanisation levels are expected to increase to 43 percent by 2050. This
will have consequences on urban policies and the construction rate of
housing. Kigali will be most affected. Already, however, informal settlements
in Kigali make up about 62 percent of the land area and house about 83
percent of the city’s population.
In 2012, GDP growth is expected to decrease to 7.6 percent, from 8.8
percent in 2011, due to the global economic crisis and the government’s
fiscal consolidation, which will reduce aggregate demand. The fiscal
consolidation aims to reduce deficits and the accumulation of debt by
introducing tax measures and reforms to secure macroeconomic stability.
Coffee, tea, minerals and tourism are the main sectors. The economy is
dominated by services, which contributed 49.1 percent of GDP. This
growth was built on the expansion in trade, transport and
telecommunication, and increases in finance and insurance. Agriculture
decreased its GDP share due to the decrease in productivity and limited
added value.

Access to finance
The World Bank Doing Business 2012 report shows a significant
improvement in Rwanda’s Getting Credit rank, from 37th in 2011 to 8th
in 2012, out of 183 countries. An IMF report noted that land registrations
in Rwanda would be improved by 2012, which will “greatly improve the
prospects for access to finance for the rural population and SMEs, given
the importance of land as a source of collateral for lending”.
The Rwandan banking system comprises 14 financial institutions as listed
by the National Bank of Rwanda, up from 11 in 2011. These are made up
of nine commercial banks (Kenya Commercial Bank (KCB), Bancor,
Cogebanque, Bank Commerciale du Rwanda (BCR), Banque de Kigale
(BK), Banque Populaire du Rwanda (BPR), Fina Bank, Ecobank and Access
Bank Rwanda), one commercial bank which merged with a mortgage
financing bank (Rwanda Development Bank merged with Housing Bank
of Rwanda in 2011), three microfinance banks (Agaseke Bank, Unguka
Bank and Zigama CSS) and one co-operative bank. The banking sector
is highly concentrated with three banks accounting for 60 percent of
assets, loans and deposits. Access to finance is low; however 2011 saw an
increase of 14.4 percent from 1.77 million accounts to 2.03 million
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accounts. Mortgage lending accounts for about 15 – 20 percent of
the country’s RWF420 billion (US$70 billion) loan book, and
mortgage debt is estimated by the World Bank at 2.4 percent of
GDP.

the way banks originate mortgages is also an issue. This is a challenge
to the liquidity facility if PMI loan books are used as security.
Enforcement of minimum origination standards by PMIs for them
to qualify for borrowing has been suggested to remedy this problem.

Banque Housing du Rwanda was a state-sponsored institution set up
to promote the development of the housing market. This was taken
over by the Rwanda Development Bank (BRD) in April 2011. The
takeover was successful and the BRD has incorporated all the
activities previously done by the housing bank. 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$60 million and US$80 million), a small number compared to
its estimated potential demand of more than RWF200 billion
(US$340 million).

The Global Financial Inclusion (Global Findex) Database shows,
however, 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.

In 2009, a mortgage finance shortage arose as a result of difficult
lending conditions. A domestic liquidity squeeze caused outstanding
credit to the private sector to fall by 1.8 percent. This contributed
to a fall in housing prices, by as much as 20 percent in late 2009. As
a result of these liquidity problems, BCR suspended its mortgage
product in early 2009. These problems eased as lending increased
in the latter quarter of 2009 and early 2010. BCR also resumed
mortgage lending later in 2009.
KCB introduced its mortgage business in 2011. The bank’s interest
rate on mortgages is on average 15 to 16 percent a year, and the
mortgage tenor is 20 years for residential properties. The bank
offers borrowers a 90 percent loan to value ratio, the highest in
Rwanda. In June 2011, the bank reported it had approved loans to
a value of RWF3 billion (US$5 059 million). A survey of some
mortgage products in Rwanda shows that maximum loan to values
are 80 percent with loan terms usually for around 10 years (for
example BPR’s construction or outright purchase loan scheme) with
higher terms being the exception. In March this year, KCB Rwanda
increased the tenor of its mortgage tenure loan to 20 years, in an
effort to increase the uptake of mortgages. BCR also offers a
mortgage loan term of 20 years.
Rwanda’s mortgage market faces a number of challenges, the most
critical being the lack of liquidity. Long-term finance for mortgages
as well as for microfinance has been a constant problem. Part of the
solution lies in selling long-term debt to the market, given the
growing demand for such from good companies in an economy with
limited investment opportunity. The modestly sized Rwandan stock
market, in existence since early 2008, has provided some facility for
these listings. This includes BCR’s 10-year note issue worth RWF5
billion (US$8.4 million). As a result, the BCR is now offering 20-year
loans, funding mortgages with a blend of short-term deposits (65
percent) and the bond issues proceeds (35 percent). BCR also has
a construction loan of seven to 15 years. BCR’s growth has been
substantial – in 2011 BRC posted a net profit of FRW2.9 billion, up
from FRW2.8 billion in 2010. BRD is also considering placing some
of its equity investments in a Capital Market Fund and creating a
BRD bond to raise more funds. KCB shares have also been listed
on the Rwanda stock exchange as they have been through crosslistings across the East Africa Community.
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The BRD’s new mortgage liquidity facility will continue to support
long-term lending activities by Primary Mortgage Institutions (PMIs).
This facility raises money by issuing debt instruments, targeting
investors such as the national pension fund, insurance companies,
and even denominate sufficiently sized bonds for the emerging class
of individual investors. Lack of consistency and standardisation in

According to the National Bank of Rwanda there were 88 licensed
SACCOs (Savings and credit co-operatives) and microfinance
institutions as of March 2012. Eleven microlenders reported to the
MixMarket in 2011 that they had a gross loan portfolio of US$29.5
million, across almost 64 000 active borrowers.
Facilitative, specialised microfinance laws have been enacted by the
government and some HMF lenders are emerging. For example,
COOPEDU-Kigali, a local MFI, is offering HMF loans averaging
US$350 for a term of one to five years. Urwego has also partnered
with Habitat for Humanity to offer home improvement loans.
The Rwandan housing market lacks a good source of credit
information. The existing Public Credit Registry, the Centrale des
Risques et Impayés, does not have sufficient coverage, as its covers
only 0.7 percent of the adult population. There are no private credit
bureaus. The government is setting up a new system and has
suggested two options: improving the existing public credit registry,
or establishing a private credit bureau. It has drafted a new law to
create the enabling environment for a credit bureau, including its
licensing and supervision, and has held various consultative meetings
with stakeholders including banks, MFIs and the insurance industry.
Affordability
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 in Rwanda to establish
collateral replacement guarantees. Effectively, the product is an
insurance cover equivalent to a loan deposit – with the cover. The
borrower does not have to pay the deposit, and the lender can offer
a 100 percent loan without compromising its balance sheet. The
lender remains in an equivalent risk exposure as it would have with
a cash deposit. In July, Soras announced a partnership with BCR and
KCB to offer the Collateral Replacement Indemnity to their
mortgage clients.
Even so, the price of formal housng is out of reach of the majority.
A study of housing in Kigali found that a well-located, formal,
developer built house costs about RWF70 million (about US$116 000).
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 to RWF30
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million (about US$17 000 – US$50 000) 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.
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 – new developments as
opposed to in-situ upgrading. Accordingly, 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, which includes a larger minimum plot size
ranging from 250m2 to 1 000m2 and higher minimum floor-area
ratios. 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. This is having
the effect of, on one hand, freezing the construction market, so much
so, that reportedly many building materials’ suppliers across the city
are going out of business, and, on the other, serving as a push factor
out of the city for both individuals and businesses.
Rentals are high. 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, as their incomes
are too low. 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$33) for a household that earns RWF50 000 to FWF60 000 a
month.
Housing Supply
In the past few years, Rwanda has positioned itself as a prime
location for investment, and as a result its construction economy is
booming. In 2010 the turnover in the construction sector grew by
28.7 percent compared to 2009. Construction costs are high in
Kigali, costing between US$400 and US$600 per m2 because of the
high cost of materials. The cost of steel, glass and cement tripled
from 1994 to 2011 (cement increased from RWF3000/bag
(US$4.83) to RwF10 000/bag (US$16.09) in 2012 and the materials
are mainly imported (Rwanda imports US$64.6 million worth of
materials a year). Due to the lack of skills in the country, many
construction contracts are sourced from outside the country.
The Rwandan government has realised the need for affordable
housing, and in 2011 announced plans to create 40 000 rentable
housing units by 2015 for medium and low income people. The

government has also 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) are targeted and the project will develop about
200 two-to three bedroom units in four storey buildings.
Barring a few development entrepreneurs experimenting with
houses in the RWF40 – 50 million 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. In addition, capacity remains limited
among developers. Many of the housing projects undertaken are
small (five to 100 houses). RSSB is the largest developer in Rwanda
and has built about 700 units in seven years (2004 – 2011), 250 of
which were subsidised housing targeted at low to middle income
earners. Rwanda Social Security Board plans to build more social
housing at a reasonable price to accommodate the low end sector.
Shelter Afrique plans to invest US$10 million in low-cost housing. It
has co-financed with a local bank the construction of a 168
apartment estate in Kinyinya.
According to a 2012 World Bank report on Kigali, Rwanda’s housing
need is estimated at 6 000 annually, although only 28 percent of this
is expected to be needed in urban areas. Historically, households
have met this need independently, building their own housing
incrementally. Construction was mostly informal, using inexpensive
and easily available materials. Many of these structures have few or
no amenities. With the new District Masterplans, this informal, selfbuild activity has ground to a virtual standstill. Households in the
inner city, which wish to improve their housing and cannot meet the
stringent Masterplan requirements, are then forced to move to the
urban periphery. One of the main constraints to self-build housing
supply in urban areas is the lack of serviced plots. Construction
finance is also a major constraint. Banks offer construction loans
but interest rates are high at between 16 – 20 percent.
Property Market
The residential real estate market in Kigali is growing and attracts
investors, many of which come from the Middle East.
The National Land Tenure Reform Programme has recently been
launched to improve the deeds registry system. The programme
was launched in Rwaza Sector, in the Western Province. According
to Landesa (2012) the government of Rwanda has issued hundreds
of titles to farmers across the country. The Rwanda Natural
Resources Authority expects to complete the registration and
issuing of deeds across the country by December 2013.
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According to the World Bank’s Doing Business 2012 survey, it takes
about 25 days to register property, an impressive improvement on
the previous year, 2011, when it took 55 days. The cost of
registration was made more expensive, however, as the government
now seeks to impose a capital gains tax. Registration now costs an
estimated 6.3 percent of the property value, compared to previous
year’s 0.4 percent rate. The registration fee for a mortgage is a flat
RWF20 000 (US$34). Private ownership of land needs to be
applied for from the state and is granted on condition that
investment and development of the land has happened. Additional
steps are being taken to accelerate the point at which creditors may
obtain valid mortgages on undeveloped land. This is by issuing
beneficiaries of state lands with long-term leases, which can then be
mortgaged pending completion of improvements and conversion
to free hold.
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. Rwanda has quick and relatively
cost-effective procedures for enforcing pledges of immovable
property, including a non-judicial power of sale that can be enforced
in less than six months. This fast-track foreclosure procedure (voie
parée) has time limits on appeals once a judge has agreed to
foreclose, and specialised chambers established within the three
busiest courts to deal specifically with these cases. Reforms to the
judiciary, driven by among others the ICF, have seen the backlog of
cases fall significantly. It is now quicker to enforce a contract than in
many much more developed countries in Europe.
Some of the major policies include the Vision 2020, a broad policy
that, among other things, aims to encourage capacity building for
human resources and encourage investment to enable economic
growth. The Economic Development and Poverty Reduction
Strategy is another policy that targets the human settlement and
the management of public property through improving planning and
development, and sustainable use of land and the environment,
among many other objectives.
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
default, and the down payment requirements have been lowered
to 30 percent. 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
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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. For example, the incorporation of the Rwandan
Housing Bank into the BRD has created liquidity. BRD has also
launched a new product that allows its clients to open a Housing
Savings Account and Housing Savings Plan. The housing savings plan
enables clients without regular income to deposit a certain amount

into an account for an agreed period with the bank. Thereafter, they
can apply using that amount for a mortgage loan.
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 nascent 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 and meeting the needs of many Rwandans. 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.
Sources
1. Demirguc-Kunt, Asli and Klapper, Leora (2012). Measuring
Financial Inclusion: The Global Findex. World Bank Policy
Research WP 6025.
2. DFID (2010). Access to Finance Rwanda. Programme
Document.
3. IMF (2011). Rwanda: Financial System Stability Assessment. IMF
Country Report No. 11/244
4. Mathema, A. (forthcoming) Kigali, Rwanda: Housing Market
Study. The World Bank, 2012.
5. Rwanda Housing Authority (2011). Affordable Housing
Development Project in Rwanda.
6. Rwanda Ministry of Infrastructure (2009). Updated Version of
the national Human Settlement Policy in Rwanda.
7. Shah, Anup (2006). Rwanda.
See www.globalissues.org/article/429/rwanda.
8. World Bank (2011). Doing Business 2012.
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Senegal
KEY FIGURES
Exchange Rate: 1 US$■

Overview
Senegal is a low to middle income country located in West Africa on the
Atlantic Coast. With 12.8 million people, Senegal covers an area of
196 700m2. Senegal is highly urbanised: 43 percent of the population live
in urban areas. While the tertiary sector dominates the economy, with
commerce, transport, telecommunications, and other services sub-sectors
contributing 60 percent of economic growth, 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, and is expected to
grow to 4.2 percent in 2012 and 4.7 percent in 2013. In mid-2012, Senegal
held democratic elections and President Macky Sall was elected, ousting
former President Abdoulaye Wade. The country’s average annual rate of
inflation is low: about 1.0 percent in 2009 and 1.2 percent in 2010. The
inflation rate for 2011 was 2.75 percent, mainly as a result of higher energy
prices – Senegal imports all its fossil fuels to support its energy demands
and is particularly vulnerable to fluctuations in the global price of oil. Power
outages and the high cost of electricity led to riots for electricity in June
2011. As a result, the government has committed itself to implementing
energy efficiency measures. In the World Bank's Doing Business 2012
report, Senegal ranks 154 out of 183 countries, up three from 2011.
Access to finance
The country’s financial sector consists of a diversified range of institutions
that are not fully integrated. Twenty banks are listed by the central bank,
as well as two non-bank financial institutions. Access to finance in the
country is low – 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
MFIs and sound supervision. However access to finance for housing and

508.1 Central African CFA
(XAF)

Main Urban Centres

Dakar (capital)

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

12 767 556
2.6
43
3.3
2.6
1 119
1 960
39.2 (2005)•
0.459 (155)
10 (2006)
60.4
3.5
154
5.8
0.1
1.8
31.5
0.07 (Hofinet 2010)
6.69
49 202
Self-build, varies
150m2

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

SMME finance 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 credit outstanding. Twenty-six MFIs reported to MixMarket in 2011,
recording 246 777 active borrowers and a gross loan portfolio of
US$336.2 million. According to Doing Business, only 0.4 percent of the
country’s population is in the public registry and there are no private
credit bureaus in the country.
Senegal has a housing bank (the Banque de l’Habitat du Senegal, BHS),
which dominates the housing finance sector – although commercial
lenders are beginning to chase market share. In 2010, mortgages
comprised a third of BHS’s loan portfolio, equal to US$76.6 million and
0.6 percent of GDP. 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.
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.
In 2012, the World Bank launched the Global Financial Inclusion (Global
Findex) Database, exploring levels of financial inclusion around the world.
According to Findex, only four percent of Senegalese over the age of 15
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According to World Bank, the mortgage to GDP ratio is 2%.

ACCESS TO
FORMAL HOUSING
IN SENEGAL

<$2,00/day

Population
below national
poverty line,
50.8%

International
poverty line;
60.4% of the
country's
population earn
below US$60 per
month

have a loan from a financial institution, and almost none have an
outstanding loan to purchase a home: 0.1 percent overall.
Borrowing for home construction is more common, although still
miniscule: 1.8 percent overall, or 2.3 percent the top 60 percent of
income earners and 1.2 percent of the bottom 40 percent of
income earners. Twenty-six percent of Senegalese over the age of
15 reported having a loan from family or friends – it is possible that
some of this is used 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. A 150m2
stand costs about XAF 2.5 million (US$4 920), although it can cost
as much as four million CFA francs (US$7 872) in high income areas,
and as little as XCF 1.7 million (US$2 952) in more remote areas.
When developed with a four roomed house, the property can sell
for 25 million CFA francs (US$49 202), although in wealthier areas,
for 55 million CFA francs (US$108 246).
Housing Supply
Most housing in Senegal (about 75 percent) is self-built, without an
architect, and at a total cost of less than 30 million CFA francs
(US$60 000). 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 30 million CFA francs. While this supports incremental
construction, the absence of any regulation, or better, construction
technical assistance, can also lead to hazardous building practice.
Senegal is grappling with this at present as flooding in Dakar has put
more than 10 000 homes under water and destroyed many other
houses. A critical issue in Dakar has been the rapid urbanisation
rate and the city’s inability to keep up with the necessary
stormwater drainage and sewerage systems. During the drought of
the 1970s and later in the 1980s, internal migrants settled in lowlying 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.
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Demand for housing is estimated at 200 000 with an annual increase
of 10 percent. There are several constraints to the housing supply,
including the lack of formal market players, limited availability of
serviced land, limited availability of relevant financial products, high
construction costs, and weak policy. In response to these challenges,
the government introduced its “one family one roof ” initiative,

There are very few developer-built houses in Senegal. More
commonly, households buy a plot of land and build their own
housing on it. A 150m2 plot of land can go for US$5 000 –
$8 000. With a four-roomed house, the property can cost as
much as $49 202.

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.
Very little information is available on housing delivery developments
in Senegal, although reports suggest the construction sector is
booming. With 13 procedures and an estimated 210 days to
achieve a construction permit, however, Senegal ranks low in terms
of dealing with construction permits – 125th out of 183 countries.
Property registration is even more arduous, putting Senegal at 177th
place. It takes double the average time in Sub-Saharan Africa to
register a property (122 days) and the procedure costs 20 percent
of the property value. Still, the housing backlog in Senegal has made
this a country of particular interest for investors.
Shelter Afrique has approved a 2.7 billion CFA francs project in
Espace Mamelles – Dakar (15 minutes from downtown of the city
of Dakar). The project will 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 ten
two and three bedrooms units spread over four floors.
Habitat for Humanity has been providing construction and financial
services in Senegal since 2003. Working with housing cooperatives,
the NGO has supported the construction of over 300 houses.
Since 2009, the emphasis has been on supporting households
improve the quality of their housing, providing construction technical
assistance specifically to address the risk of flooding, as well as
affordable housing micro finance.
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 United Nations Development Programme. 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.

Africa Housing Finance Yearbook 2012

Property Market
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. With reinforced security of
tenure, it is expected that residents will invest in their housing, and
the housing conditions of a large segment of urban citizens will
improve. This is already evident, and land prices have escalated. For
Dakar residents, many will then be able to access mortgage loans
and easily trade their property on the formal land market.
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.
Opportunities
A commitment by the government to invest in infrastructure and
improvement the business climate, as well as support by the African
Development Bank towards these goals, bode well for investment
also in the housing sector. The needed growth in the Senegalese
housing sector lies in the creation of relevant policies that would
strengthen the capacity of government in the provision of housing
and land. Also, several opportunities lie in the construction of
homes in the country, from the provision of affordable and
innovative building materials to the enhancement of relevant skills
for professionals in the industry.

12. US Commercial Service (2004). Doing Business in Senegal: A
Country Commercial Guide for US Companies.
13. World Bank (2002). Country Assessment Report: Senegal.
14. World Bank (2011). Doing Business 2012: Senegal Country
Profile.
15. 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.
16. Mbow, C, Diop, A and Diaw, AT (2009). Flood risk and land
occupation in Darkar outskirts. Does climate variability reveal
inconsistent
urban
mangement?
Available
from
http://iopscience.iop.org.
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www.worldbank.org
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Seychelles
KEY FIGURES
Exchange Rate: 1 US$■

The Seychelles is a tiny country, with a small population and one of the
highest HDIs in Africa. It is comprised of 115 tropical islands located in the
Indian Ocean, to the northeast of Madagascar. Real GDP in 2011 was
measured at 4.9 percent, down from 6.7 percent in 2010. GDP is
projected to grow at a slightly slower rate of four percent in 2012, as a
result of the global financial crisis and a slowdown in the tourism sector.
The economy is mainly driven by its services sector (incorporating
tourism), which accounts for 86 percent of GDP. Inflation was extremely
high between 2007 and 2009, averaging 30.7 percent. However in 2010,
inflation dropped quickly to a rate of negative 2.4 percent, due to the
stability of commodity prices, the adjustment of monetary policies, and the
emergence of more conservative bank lending. In 2011, the average rate
of inflation was 2.6 percent.
The country’s financial sector is mainly driven by the banking system. There
are six commercial banks, of which four are foreign owned, and a
development bank, in which the government holds a significant stake. The
Seychelles Housing Finance Company (HFC) is a public entity providing
financing to Seychellois for to construct homes and finance home
improvement. In 2009, the company merged with another public entity, the
Public Management Corporation, as a way to strengthen its social housing
focus.
Access to finance in the Seychelles is low. According to the World Bank,
the number of depositors in commercial banks is 330.2 per 1 000 adults.
The levels of bank lending to individuals and business are also low, even as
most of the banking assets are held are in government obligations.
Microfinance is extremely limited, but growing slowly as international MFIs
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 (IFC) to put in place regulations
to create a credit information system; it is expected this will be operational
in 2012. The World Bank is preparing a Country Partnership Strategy,

13 Seychelles Rupee (SCR)

Main Urban Centres

Victoria (capital)

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

86 000
-0.6
55
0
5
11 711
25 320
65.8 (2007)
0.773 (52)
5.5 (2005)
1.8 (2007)
11.2
2.9
103

48.1
3.94

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

which will focus on key analytic work to promote improved
macroeconomic performance. Within this strategy, a housing subsidy
policy is also being considered.
By the end of 2011, total domestic credit outstanding was Rs6 454 million
(US$496 million), a decrease of 1.4 percent from 2010. The majority of
credit went towards tourism facilities (26.5 percent) in 2011. Private
households and non-profit organisations took up 15.5 percent of all credit
extended in 2011. Mortgage loans comprised 12.9 percent of all credit
granted.
HFC offers a range of products promoting housing affordability. In 2011,
HFC introduced a product to promote home repairs, sponsored with
Rs25 million from the government, for families earning up to Rs8 000
(US$615) a month. Eligible households who needed to repair their
housing could apply for a low interest loan up to about Rs25 000 (US$1 923).
Loans are repayable over a period of up to seven years, with an interest
rate of three percent. The product was explicitly focused on addressing
the increasing cost of building materials, which had risen since 2008 as a
result of economic reforms that were introduced in the country. The vice
president of the country explained that the Seychelles had the fiscal space
to support the public’s housing needs.
Housing policy in the Seychelles has a strong focus on enhancing the
supply of homes to its citizens, through the provision on land, building
121

ACCESS TO
FORMAL HOUSING
IN SEYCHELLES

Less than 2.3% of the population (less than 560 households)
earn enough to afford repayments on a $150 000 house –
most developer-built housing is targeted at tourists or expats.
A new, subsidised loan for home repairs has been targeted at
households earning less than $615 per month. This means
about 60% of the population qualify. 50% of the population
earn less than US$384 per month.
84% of houses are in good condition; 9% are fair and 7% are
in poor condition.

<$2,00/day

materials, adequate infrastructure and financial services. 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 Rs263 million (US$20 million) in 2011 – the largest
share of the capital budget, directed mainly at a 147-unit housing
project in Ile Perseverance. This was an increase on the 2010 budget
of Rs212 528 in 2010 and up considerably on the 2009 housing
budget of Rs66 782.
The Seychelles Housing Development Corporation contributes
about one third of all credit to the private sector, through subsidised
lending for housing. Land in the country is a 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. 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 million) grant from the Chinese
government was received in March 2012, targeted at a variety of
local projects including housing and solar energy products.
According to the National Bureau of Statistics in the Seychelles, the
country 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. Ten percent rent their dwelling from the
government, and another 9.1 percent rent privately. Just under ten
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; 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.
With the country being a tourism destination, there is a focus on
housing for the high-income class. The property market in the
Seychelles is limited to the luxury market. In 2009, house prices in
Mahe, the largest of the islands, were said to start at US$160 000.
A development of one bedroom houses was up for sale with units
starting at US$300 000. 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.
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International poverty line; less than 2% of the country's
population earn below US$60 per month.
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Seychelles.
4. UN-Habitat (2004). Human Settlements Country Profile:
Seychelles.
5. United Nations Development Programme (2007). Capacity
Development for Sustainable Land Management in Seychelles.
6. United Nations Research Institute for Social Development
(2009). Social Policy in the Seychelles.
7. National Bureau of Statistics (2010). Population & Housing
Census 2010. Highlights.
8. National Bureau of Statistics (2011). Seychelles in Figures.
9. World Bank. (2011). Doing Business 2012: Seychelles Country
Profile.
Websites
www.mfw4a.org
www.africaneconomicoutlook.org
www.afrol.comwww.cbs.sc
www.nytimes.com
www.nation.sc
www.nsb.gov.sc
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South Africa
KEY FIGURES
Exchange Rate: 1 US$■
Main Urban Centres

Kenya

Overview
South Africa is the largest economy in Africa, classified by the UN as a
middle-income country. South Africa has well-developed transportation
infrastructure, legislation that is largely supportive of private investment, a
world-class financial sector, and a well-diversified economy. It’s stock
exchange ranks among the top 20 in the world and is the largest on the
African continent. Historically dominated by mining (South Africa is a
significant producer of platinum, gold and chromium), the services sector
now dominates the economy, employing 65 percent of the labour force.
The country has enjoyed growth since its first democratic elections in 1994,
which has supported an extensive social security programme providing
social grants (child, pension, housing and others) to the majority of the
population and considerable public infrastructure investment. Even so,
South Africa continues to be the least equal economy in Africa, with a Gini
coefficient estimated to be 0.631 in 2010. At 23.9 percent in 2011 (up
from 23.78 percent in 2010), unemployment continues to be
unmanageably high. Employment in the informal sector is large (12.72
percent in 2011). Public confidence in prospects improving is low, as
evident by the on-going service delivery protests and labour union strikes.
A long-lasting and violent strike in August and September 2012 at the
Lonmin platinum mine highlighted that it is also the working class who
struggle to access some of the most basic services and in particular,
adequate housing.
South Africa has weathered the global economic crisis from a position of
strength: the National Credit Act, promulgated in 2005, is attributed with
protecting the financial sector from venturing into subprime territory. The
prime interest rate is at an all time low of 8.5 percent. Inflation rose in
2011 to 6.09 percent, up from 3.49 percent in 2009. However, the past
year has seen an unprecedented growth in unsecured credit which some
fear threatens the financial sector stability of the country.
Following a slow year in 2010, when GDP growth was at 2.8 percent, GDP
growth rose to 3.15 percent in 2011, driven by growth in manufacturing.
Real GDP growth decreased to 2.7 percent in the first quarter of 2012, in
the wake of a depressed global economy.

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

8.32 South African Rand
(ZAR)
Pretoria (capital),
Johannesburg, Cape Town
50 586 757
1.2
62
2.1
3.1
8 070
10 790
63.1 (2009)
0.619 (123)
23.8 (2009)
42.9
9
6.5
35
53.6
4.3
5.8
77.5
26.4 (2011 own calculations)
9.05
29 447
40
Varies: from less than 100m2

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

South Africa is ranked 35th in the World Bank’s Ease of Doing Business
Ranking in 2012.
Access to finance
South Africa has a sophisticated banking industry that serves the upperincome segments of the population well. The country has 32 registered
banks (18 of these foreign), of which four dominate: Absa Bank, First
National Bank, Nedbank and Standard Bank. According to the 2011
FinScope survey, 63 percent of the South African adult population is
banked, and 73 percent are financially included, using some financial
product or service from the formal or informal sector. Twenty-seven
percent of the population is financially excluded and does not use either
formal or informal financial products. Of the 34 percent of South Africans
that save, only 2 percent are saving for a deposit on a house.
Access to financial services was dramatically improved with the signing of
the Financial Sector Charter (FSC) in 2003. The agreement grew out of
requirements in the Black Economic Empowerment Act, which required
certain key industries in South Africa to promote transformation in their
ownership and management structures so that they reflected the racial
population distribution in the country – this being part of the
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transformation agenda since the 1994 democratic elections. The
FSC had an added feature to other charters, however, in that it also
promoted access to the goods and services of the financial services
industry for those who had been previously excluded. In terms of
the FSC, members of the financial sector collectively committed
themselves to extending more than R70 billion (US$ 8,4 billion) of
development finance by the end of 2008, including R42 billion
(about US$5 billion) for housing finance to low-income earners with
a monthly income of between R1 500 and R7 500 (about US$180
– US$900). In the five years of the FSC, the financial sector actually
exceeded its housing finance target, originating R44 828 billion in
loans, of which R28 billion (US$3.36 billion) were mortgage loans
(the remainder being pension-secured, construction, and wholesale
finance, and housing microfinance). Since then, although the formal
targets of the FSC have lapsed, lenders have continued to give
attention to what they call the “affordable” market, defining this now
to be households who earn less than about R15 000 (US$1 800).
After the original FSC target period ended, up to the end of March
2012, a further R19 billion (US$2.28 billion) in mortgage finance
was extended to the affordable target market. A recent (2012)
analysis of mortgage loan performance by sub-market found that
FSC and affordable target market loans perform generally on par
with loans extended to higher income earners. Performance across
the board has taken a dip in recent years, given rising interest rates
and the rising cost of living, but this has not been limited to the
affordable market. In fact, this market has performed slightly better,
and has comparable cure rates, boding well for ongoing and
increased inclusion if housing supply affordable to this market is
available.

The end of the FSC period coincided with a growing awareness of
a global financial crisis, as well as rising food and fuel prices, rapidly
rising debt levels, and the implementation of the National Credit
Act which necessarily constrained access. In 2008, many banks
pulled back quickly from the 100 – 108 percent mortgages they
were offering. However, once they became more familiar with the
new economic world many returned to 100 percent lending for at
least the affordable market, noting that these first-time homebuyers
would not have sufficient savings or equity to make a deposit.
A key feature in this phase has been the 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 Q4 of 2007, the unsecured lending
market has grown 28 percent year on year – this is compared with
a 4 percent year on year growth in the mortgage market. In the
press, lenders have expressed concern regarding pending Basel III
requirements, and in response, the Reserve Bank has established a
liquidity facility. However, the unsecured market continues to grow
– it is now possible to secure an unsecured loan of upwards of
R230 000 (US$ 27 600) from Capitec Bank or R180 000
(US$ 21 600) from African Bank, the two major microlending banks
in the market. Of course, these loans are targeted at higher income
earners with affordability for monthly payments of R4 000 – R6 000
(US480 –$720). However, research recently undertaken by
Eighty20 found that a significant proportion of households earning
less than R15 000 (US$ 1810) monthly have access to and use retail
clothing and furniture credit, and credit card facilities.
Affordability

Still, mortgage loans in the FSC target market still only comprise a
fraction of the overall mortgage book – an estimated three percent.
The affordable market has been growing, however. By the end of
2008, 2.7 percent of all mortgage credit by Rand value and 9.8
percent by loan volume were granted to borrowers earning less
than R10 000 per month. By the end of 2011, 6.7 percent of all
mortgage credit by Rand value and 18 percent by loan volume was
granted to borrowers earning less than R15 000 per month.
Within 2011, total residential mortgages (banks only) accounted for
29.49 percent of all credit granted and by the end of the year,
comprised 61.03 percent of total credit outstanding and 24 percent
of GDP. As a percent of GDP, the value of mortgages outstanding
has come down from 29 percent last year, illustrating a contraction
in the industry as a result of the global financial crisis.
Housing loans secured by the borrower’s pension withdrawal
benefit, known as pension-backed loans, are also commonly available
in South Africa. The sector is not well reported upon, however.
Estimates of the size of the industry vary from R5.4 billion (in 2005
– US$771 million) to R17 billion (US$ 2.4 billion). The Banking
Association reports that R4.8 billion (US$686 million) in pension
backed loans were originated during the course of the FSC.
Assuming an average loan size of about R20 000 (US$2 857), there
are up to 850 000 outstanding pension backed loans. Default rates
are low, reported at 2 percent in 2009.
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Since the introduction of the 1994 housing policy, South Africa has
had a small but growing housing microfinance industry. Two stateowned institutions (the National Housing Finance Corporation and
the Rural Housing Loan Fund) provide wholesale finance to housing
micro lenders, who on lend housing microloans to borrowers
seeking to improve their housing. In most cases, borrowers use this
finance to extend their housing – the use of housing microloans for
incremental housing delivery is not yet significant as the delivery
framework for this does not exist.

South Africa’s 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
R3 500 (US$ 500) a 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 250m2
serviced stand with a 40m2 top structure, entirely for free. The
programme persists today, with a few modifications, and has
delivered an estimated 3 million housing units.
In addition to the 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. As a result, South Africa has a small
but growing housing microfinance industry.
These government interventions notwithstanding, South Africa has
a new housing affordability crisis. While the estimated 60 percent
of the population earning less than R3 500 is eligible for housing
subsidies, the cheapest newly built house is about R250 000 (about
US$30 000), affordable at current rates to households with an
income of about R8 000 – R10 000 (US$960 – $1200) a month,
assuming they have no other debt. The issue was highlighted by
President Jacob Zuma in his State of the Nation address in February
2012, when he introduced a triad of interventions to address the socalled “gap” market, the 20 percent or so who are too rich for the
subsidy but too poor to afford the cheapest, newly built house on
the open market. Effective from 1 April 2012, a new Finance Linked
Individual Subsidy Programme (FLISP) has been introduced for
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ACCESS TO
FORMAL HOUSING
IN SOUTH AFRICA

15% of South Africans can afford a mortgage for the cheapest
newly built house.
The new Finance Linked Individual Subsidy Programme and a
mortgage guarantee programme for the middle market (10% of
the population) promise greater access but have not yet
transpired into anything substantial.

<$2,00/day

International poverty line; 42.9 percent
of the population earn less than
US$60 per month

60% of South Africans are eligible for the subsidy, but delivery
is insufficient to meet demand. The backlog in 2012 is about
2,1 million units.

Population below national
poverty line, 23%

households earning between R3 501 and R15 000 (US$500
– US$1 810) per month. Accessible only when linked with
mortgage finance and used to purchase a new house costing less
than R300 000 (US$ 36 218), the subsidy offers beneficiaries a onceoff capital contribution of between R87 000 – R10 000 (US$ 10 503
– US$ 1 207), depending on household income. Implementation
has been very slow, however, and so the FLISP is not having the
impact expected. A second intervention promotes the delivery of
houses costing less than R300 000 with a tax incentive for
developers. The mechanics for the incentive have not yet been
finalised, however. The last intervention is a R1 billion mortgage
insurance initiative, to be administered by the NHFC. This was first
announced in February 2010, but to date, nothing has been
implemented. More recently, government has promised that the
initiative will be finally launched on 1 October 2012.
According to Absa Bank’s house price index, in August 2012, the
average value of small houses (80 m2 – 140m2) was about R688 400
(about US$82 740, down by 10 percent from the previous year). At
current rates, this would be affordable to someone earning about
R18 000 (US$ 2 173), or eight percent of the population). The
average house price in Absa’s “affordable” category (40 m2 – 79m2
and costing less than R500 000), was R332 371 (about US$ 40 000)
in the second quarter of 2012. At current rates, this would be
affordable to someone earning about R10 000, or 14 percent of the
population.
A key affordability issue has to do with the interest rate imposed by
lenders on FSC and affordable market mortgages. Set at between
2 – 4 percent above prime, lenders argue that this covers
administrative costs and the increased risk of lending in new markets.
Performance data suggests, however, that the FSC and affordable
market perform very closely to the so-called normal market. The
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.
While affordability challenges remain in the housing sector, access to
finance has been so successful that South Africa now faces a serious
problem of indebtedness. In the third quarter of 2011, the National
Credit Regulator (NCR) calculated that only 39.6 percent of all
credit-active consumers were current. Of the remaining 60.4
percent, just under half (27.5 percent of all credit active consumers)
were facing adverse listings, judgments and administration orders.
Given this, the eligibility of these households for housing credit is
seriously constrained, undermining housing affordability further. In
the absence of affordable housing for purchase, there are also
worries that households may be indebting themselves over non-

productive, consumption goods that will not enhance their overall
wealth as housing would, if it were available.
Housing Supply
Housing supply in the country is dominated by governmentsubsidised delivery. The National Department of Human
Settlements reports on the delivery of subsidised housing annually.
For the 2011/2012 financial year, the Minister reported having
provided qualifying beneficiaries with 180 000 housing opportunities
– about the same as the 2010/2011 financial year when 121 879
subsidised units and 63 546 serviced sites were completed. Data
showing the total number of new houses registered on the deeds
registry suggests that 75 percent of all delivery in 2010 was in the
subsidised market. This emphasis is changing the shape of South
Africa’s housing sector. Already, 58 percent of all properties on the
deeds registry are in the so-called “affordable” category, trading at a
value of less than R500 000 (about US$60 000) and including an
estimated 1.44 million subsidised properties. Subsidised properties
make up about 24 percent of South Africa’s registered property
market.
Despite impressive delivery in the subsidised market, the housing
backlog persists and is growing. In 1994, the country had an
estimated 300 informal settlements; by 2001 this had grown to
1 066 informal settlements and by 2010, the number had almost
tripled, to 2 628. The backlog is officially defined as 2.1 million units,
of which 1.1 million households live in informal settlements in South
Africa. Of these, about 350 000 are not eligible for the housing
subsidy that was designed to address this problem. Because of the
affordability gap, these households cannot purchase improved
housing even though they could afford some credit. A further one
million households falling outside the subsidy range live in
inadequate or overcrowded conditions.
There are a number of reasons why housing delivery is not achieving
the levels of scale required to support the population. A key factor
is the availability of serviced land for housing. Infrastructure backlogs
in many of the cities undermine the capacity to deliver affordable
and subsidised housing.
Property Market
South Africa has a well-established property market and a worldclass cadastral system that offers procedural protection for buyers,
sellers and financiers. According to the World Bank (2012), it takes
23 days to go through the six procedures required to register a
property in South Africa. This process costs an estimated 5.6
percent of the property value – a decrease on last year, improving
South Africa’s rank on this indicator by 14, to 76th out of 183
countries in 2012.
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Property transaction data is reported on in a myriad of publications
and economic analysts rely on this as a key indicator for overall
macroeconomic health. Property prices have been improving since
2009. According to Lightstone, the affordable segment (properties
valued at less than R250 000 or US$35 700) has shown the
strongest improvements, with the highest rate of annual inflation,
followed by mid value housing (R250 000 – R750 000, or US$35 700
– $90 144).
Policy and regulation
South Africa generally has investor friendly policies and regulations.
This has been borne out of deliberate government action to make
it a competitive destination. The Wold Bank ranked it second in
Sub-Saharan Africa in its Doing Business 2012 survey, after Mauritius
and before Rwanda. South Africa was also ranked first in terms of
dealing with construction permits, business access to credit, and
protecting investors.
Housing policy in South Africa is at a crossroads. On-going strike
action and service delivery protests have drawn attention to a
critical gap in the housing policy framework which undermines the
ability of 20 percent of the population, the working class, to meet
their housing needs. Key public sector workers are in this gap and
their frustration with their housing prospects were voiced in a recent
five week strike at the Lonmin platinum mine in Marikana, North
West province. Workers were asking for a three-fold increase in
their wages, in part to address their appalling living conditions.

or for rent. While the state housing subsidy creates some market
distortion in this market, demand should be responsive to alternative
housing and financing approaches.
Sources
1.
2.
3.

ABSA (2012) Housing Review Third quarter 2012
ABSA House price indices, 10 September 2012
FinMark Trust (2011) Housing Finance Temperature Gauge Vol.
1 No. 2 – Quarter 2 of 2011.
4. Melzer, I (2010). Assessing access to and performance of FSC
loans. Report prepared for the FinMark Trust.
5. Melzer, I (2011) Housing Finance: FSC mortgage loan
performance. Report prepared for the FinMark Trust.
6. Melzer, I (2012) Housing Finance: FSC mortgage loan
performance. Report prepared for the FinMark Trust.
7. National Credit Regulator (2011) Credit Bureau Monitor,Third
Quarter, September 2011.
8. National Credit Regulator (2012) Consumer Credit Market
Report, First Quarter, March 2012
9. Rust, K (2009). Framing a Finance Strategy for the Human
Settlements Department: Current Context, Opportunities and
Challenges. Report prepared by the FinMark Trust.
10. Rust, K (2011) Considering the potential of the affordable
housing market. Presentation to the 9th Annual IPD Property
Investment Conference: Expanding Horizons. July 2011.
11. South African Reserve Bank (2011) Annual Economic Report
12. World Bank (2012) Doing Business Survey: South Africa
Websites

The Department of Human Settlements is currently involved in a
policy rethink, to address the breadth and capacity of the national
housing subsidy. Further, the Financial and Fiscal Commission, a
commission of Parliament, is undertaking research on the South
African housing finance framework towards public hearings and
recommendations to Parliament that it hopes to submit before the
end of the year.
At the other end of the spectrum, the persistence of informal
settlements across the country is receiving explicit government
attention. A policy position put forward by the Presidency’s
monitoring and evaluation unit, entitled Outcome 8: Sustainable
Human Settlements and an Improved Quality of Household Life,
includes the upgrading of 400 000 units of accommodation within
informal settlements as a key deliverable for government, by 2014.
Opportunities

126

Opportunities in South Africa’s housing finance landscape can be
found in a variety of market segments. The most urgent, and
significant, is in the affordable market where demand far exceeds
supply. Broadly, this market comprises households earning less than
about R16 000 (US$2 300) household income who might afford
housing for less than R500 000 (US$71 500). Already, some
developers are beginning to work at the top end of this market
segment, delivering houses in the region of R300 000 – R500 000.
Here, there is room for a substantial increase in scale. The only
caveat is the indebtedness profile of the market, which has not been
sufficiently studied from the perspective of housing affordability. At
the bottom end of this range, however, is about 20 percent of South
African households who earn too much to access a housing subsidy
but too little to afford the current cheapest new house. This market
segment is desperate for innovative solutions – 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

www.absa.co.zawww.alhdc.org.za
www.dhs.gov.za
www.doingbusiness.org
www.finmark.org.za
www.housingfinanceafrica.org
www.lightstone.co.za
www.ncr.org.za
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South Sudan
KEY FIGURES
Exchange Rate: 1 US$■

Overview
South Sudan is a fragile, post-conflict country that gained independence
only recently on July 9, 2011. The attainment of independence fulfils a
major component of the Comprehensive Peace Agreement (CPA), which
was signed in 2005, between the Government of Sudan and the Sudan
People’s Liberation Army. The signing of the CPA and subsequently the
adequate implementation of some of its provisions has played a great role
in bringing to an end decades of conflict (1955 – 1972 and 1983 – 2005),
between the North and the South.
The effects of the conflict on South Sudan have been severe and profound,
to both the social and economic status of the country. Over the two
decades 1983 to 2005 infrastructure development has been badly
neglected, which has among other things, discouraged the expansion and
growth of key sectors of the economy. The institutional capacity of the
public sector has literally been non-existent; standards compliance capacity
is minimal and non-existent in several states; firm-level productivity is below
acceptable regional and international standards, and further undermined by
shortages of skilled labour.
Still, South Sudan achieved a key milestone in its first five months of
independence: the development of the Sudan Growth Development Plan
2011– 2013. This provides a roadmap for institutionalising capacities that
will be essential for achieving the country’s development goals during the
period 2011 – 2013. Key priorities include:
■ Extending public security and the rule of law throughout the country
by transforming, professionalising and expanding key security and
judicial institutions;
■ Enabling economic growth and investment by establishing essential
legal and regulatory frameworks, and expanding vital transport,
communications and energy infrastructure;
■ Improving social welfare by expanding the population’s access to basic
education, health, water and sanitation services co-ordinated, regulated
and provided by local institutions;

South Sudan Pound (SSP)

Main Urban Centres

Juba

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

10 314 021
3.6

45.5 (2009)

80

27.21
45 000
75m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

■ Building public administration that efficiently provides public goods
and services to the population through the development and
management of a qualified and professional public service, and
establishing mechanisms to attract qualified South Sudanese, including
from the diaspora; and
■ Establishing an accountable and transparent system of governance at
national and local levels to effectively articulate national priorities and
manage national resources in an equitable and effective manner.
Adequate and successful realisation of these five priorities will greatly
depend on good political and economic governance, based on
transparency and a common vision of national unity.
South Sudan's economy is one of the weakest in the world. The economy
is still fragile, and underdeveloped. Worse still, experience in
macroeconomic management within the country is limited, mainly
because this responsibility was retained by the Government of Sudan, in
Khartoum, as per the CPA provisions. The South Sudan government does
not have full autonomy when it comes to macroeconomic policies.
Southern Sudan’s macroeconomic situation is linked closely to, and
dependent on, Sudan’s overall macroeconomic developments and
Khartoum policies. For example, the South Sudan government does not
have control over the growth of money supply and credit, the change in
monetary reserve requirements, or other monetary policy instruments.
Since independence, substantial efforts have been undertaken that will,
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in the short to medium term, allow for robust economic growth,
and the establishment of adequate financial infrastructure. Among
these has been the setting up of the Bank of South Sudan, which will
be responsible for the formulation, conduct and implementation of
the country’s monetary policy.
South Sudan has experienced uneven GDP growth during the past
three years. Between 2008 and 2009, GDP growth receded by 14
percent, from SSP28.505 billion (US$ 10.6 billion) to SSP24.95 billion
(US$9.3 billion). In 2010, there was a substantial recovery. GDP
was estimated at SSP30.5 billion ($ 11.4 billion), representing 25
percent growth increase from 2009.
The oil sector is the largest contributor to GDP, both in direct valueadded to the economy as well as the associated investment boom
and boost to the services industry. Oil exports accounted for 71
percent of the total GDP in 2010. The high reliance on oil has
created volatile revenues and, due to the lack of buffer savings
through the CPA period, government expenditure has been
relatively unstable. Current forecasts point to a peak in oil sector
production; however, there is a strong likelihood that oil export
revenues will decline over time. According to the IMF, by 2018,
known oil reserves in South Sudan will be close to exhaustion.
The economic policy dialogue is turning to the need for balanced
growth and strengthening the non-oil sectors, which are key to
sustainable growth and addressing inequalities. Agricultural
development is viewed as the engine of growth, which will allow
South Sudan to diversify its economy away from oil dependence in
the medium term, and will also allow it to directly reduce poverty
and food insecurity.

Loan tenures are short term (three to six months), and at high
interest rates (15 to 18 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), direct payment by the employer or final
purchaser of the good (arrangements where an external party pays
the bank directly such as is the case for government procurements
or salary loans).
According to the World Bank’s Doing Business 2010 report, the
only criterion used by banks in Juba to appraise their clients is the
Know Your Customer (KYC) rule. Generally, the lack of credit
history is a major constraint to access to finance in South Sudan.
Most companies were established recently, in the post-CPA period,
and few have a past credit record. Banks rely on other customers
who know the community to give information about prospective
debtors. Loans are advanced based on personal connections, and
not necessarily on the likelihood of repayment.
As a result, non-performing loans (NPLs) are a common feature on
several banks portfolios; and worse still, 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 capacity and resources and is untested in the dispute resolution
of loan defaults.
In the World Bank’s Doing Business in Juba report, Juba scores 0 out
of 6 on the depth of credit information index because South Sudan
has no public credit registry or private credit bureau.
Housing Supply

Access to finance
Eight banks operate in the country. The largest is Kenya Commercial
Bank (KCB), which intends to double its presence to 30 branches,
covering 100 000 people by 2015. Nile Commercial Bank, Buffalo
Commercial Bank, Ivory Bank, Equity Bank, Commercial Bank of
Ethiopia, Agricultural Bank of Sudan, and Mountains Trade and
Development Bank also operate within the country.
The commercial banks’ lending portfolio is small, covering only a
small percentage of the estimated market in the country (seven
percent of about 6 000 registered firms and less than one percent
of gross revenue). Generally, lending in the country is inadequate,
and can neither address the demand for large-scale loans for
agricultural finance and investment in the manufacturing and real
estate sectors, nor for start-up capital by local South Sudanese firms.
In 2008, most of the loans (70 percent) were advanced to large
firms in commerce, trade and service sectors, as working capital.
Only 30 percent of the loans issued in that year were to individuals,
drawn to finance the purchase of vehicles and home improvement
developments. This lending trend continued through 2009 and 2010.
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 on regularly. Savings
account deposits remain low. Some banks have instituted measures
to encourage customers to save more, by offering an interest rate
of up to 1.75 percent on saving accounts. This rate is low by regional
standards, and reflects the nascence of the banking industry in the
country.

128

The saving 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 saving methods.

Until recently, South Sudan has not had a well managed scheme to
supply housing. 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 time. Most houses – 84 percent –
are mud and stick, known as Tukul/gottya. Five percent of dwellings
are made from straw mats, three percent are constructed of wood
and two percent are made from brick or concrete.
While the government is committed to addressing the dismal state
of housing in the country, there are more urgent and competing
concerns such as maintaining peace and security at this crucial time
of transition. For the 2010/2011 budget, the government allocated
SSP23 million (US$8.5 million) to undertake a pilot affordable
housing scheme. In the same budget, the government allocated
SSP5 million (US$ 1.8 million) for the Juba Town sewage and
sanitation project.
The Central Equatorial State, one of the ten states in the country,
has also embarked on a relatively large-scale housing project, which
is intended, in the short to medium term at least, to ease on the
need for decent housing. The project was launched in 2008, in
partnership with Abu Malek Companies & Agencies Ltd, the
mandated project promoters for the South Sudan government. The
project is estimated to cost US$650 million, and will set up a master
plan community project in the Juba city and Kajo Keji. The project
will cover 16 square kilometres and includes the initial delivery of
9 000 housing units, commercial and industrial areas, as well as
agricultural projects to guarantee local food supply for domestic and
export marketing.
Four types of houses are planned in the project. Type A and B
houses will be 150 – 200m2 over two storeys. These houses will be
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The price of a newly built house by a developer is US$45 000.
At 18% interest over 15 years, a loan of this size would require
a monthly payment of US$724.6.
International
poverty line;
80% of the country's
population earn below
US$60 per month

84% of houses are made from mud and stick.

Population
below national
poverty line,
50.6%

sold for US$200 000 – US$300 000. The Nile Commercial Bank has
secured the rights to pre-sell the units. Terms will include 15-year
tenure (balance amortised equally for 180 months plus interest), 20
percent down payment, and a monthly payment of US$ 1600 –
US$2 500. The interest rate is fixed. Type C houses will be built for
middle income households and will sell for US$96 000. A total of
2 500 units, 120m² each over two storeys will be built initially. The
Nile Commercial Bank has also secured the rights to pre-sell these
units, on the same terms as types A and B, for a monthly payment
of US$750.
Type D houses, flats of five stories each with 10 flats, will be built for
low income households and sold at a cost of US$45 000. A total
of 5 000, 75m² flats will be built initially. The monthly payment to
Nile Commercial Bank will be US$350.
In another development, KCB Group's mortgage subsidiary, Savings
& Loans (S&L), has signed a US$452 million housing deal with the
government to fund construction of 1 750 housing units for civil
servants.
Property Market
The property markets in South Sudan are still underdeveloped,
unsophisticated and hard to estimate both in qualitative and
quantitative terms. It is envisaged that the completion of the housing
projects underway will contribute immensely to developing the
property markets in the country.
Affordability
GDP per capita in 2010 was SSP3 654 (US$1 363) down from
SSP3 541 (US$1 321) in 2008. South Sudan’s GDP per capita is
higher than in its neighbours in the East African Region – mainly due
to oil production. Still, South Sudan has worse outcomes on other
development indicators such as education and health. With 87
percent of the population living in rural areas, the main source of
livelihood for 71 percent of the population is crop farming, Seven
percent source their livelihood through animal husbandry, 11
percent through wages and salaries, three percent own business
enterprises, one percent through property income, and seven
percent through others sources. Only 10 percent of the workforce
is formally employed; of this, government employees constitute the
biggest portion, more than 50 percent. Of those employed by
government, 54 percent are low income earners, with monthly
income ranging between SSP300 (US$112) and SSP999 (US$372).
Just over half of the population, 50.6 percent, live below the poverty
line, with a gnawing gap in poverty levels between classes and within
states. This means that one out of two South Sudanese do not have
the necessary means to purchase a minimum food and non-food
bundle.

The present consumption per person per month in urban and rural
areas is estimated at about SSP100 (about US$37.3), and of this
amount, housing (materials for maintenance of dwellings and repair
of household appliances, among others) constitutes only SSP4
(about, or less, than US$1.5).
Lower to middle income households can be categorised in two
groups: those that earn between SSP1 000 (US$373) and SSP 1 999
(US$745), and those that earn between SSP2 000 (US$746) and
SSP4 000 (US$1 492). The middle income class earns between
SSP4 001 (US$1 493) and SSP7 999 (US$2 984). Only about 1.4
percent of the population fall into the highest income earning
bracket, with monthly incomes of between SSP8 000 (US$ 2 985)
and SGD15 000 (US$5 597).
This data suggests that there is limited effective demand for the
housing projects that will be undertaken in the country, including
the one that has already been started in the Central Equatorial State.
At US$45 000, the planned flats are unaffordable to the target
market of low income households, and will only be affordable to
the middle income segment.
Policy and regulation
There is no evidence of a South Sudan housing policy. Nonetheless,
the country has a Ministry of Housing in place, and one of its
ongoing projects is to design and implement a legal and regulatory
framework that will enable the government to mobilise public and
private sector resources to rehabilitate the existing, war-ravaged,
public buildings and utilities, with a special emphasis on urban areas.
Expanding the population’s access to basic education, health, water
and sanitation services is also a priority of the growth development
plan.
According to a Land Act, approved in 2009, there are 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. It should, however, be noted that while the Land Act
allows creditor’s to foreclose on land as collateral, no laws
currently detail the creditor’s rights and appropriate registry for
other types of collateral. It is important that such legal
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frameworks (the equivalent of the Mortgage Act) are
established as well as an associated system of standardised
collateral evaluation and registry, to better facilitate the provision
of fixed asset based lending.
Although legislation details the institutions and mechanisms for titling,
registry, and the right to use land as collateral, the institutions in place
are still at a nascent stage of development, and have not yet been
tested adequately. For instance, the institutions that register titles
have low capacity and lack appropriate IT Systems, procedures and
support, especially at the decentralised level. Other structures will
also need to be developed to deal with compensation for
expropriation and the application of customary practices/law
(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 “British Leasehold” with 30
remaining years as collateral, while other banks accept land titles for
Juba-based property only.
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Opportunities
A new country with a strong oil revenue, South Sudan has become
a focus of interest for many players in the region. The housing sector
remains small, however, and there is substantial opportunity for
growth, especially targeting very low income earners. The number
of commercial banks need to be scaled up, to allow for more
competition and dynamism within the banking industry. Further,
there is need to institute long-term finance schemes within the
banking system, if the lending culture of banks is to appreciate. There
is need to attract more organised real estate developers, both local
and foreign, if the country is to address the shortage of housing, and
the price of housing must be decreased to a level affordable to a
wider segment of the population. In part, this has to do with
minimum stand and house size, and the introduction of innovative,
entry-level units that envision expansion over time while maintaining
affordabiity in the short term. There is a need to guide and build the
technical capacity of NGOs and other donor funded organisations
to start initiatives in which they fund microfinance institutions to
start issuing housing microfinance products such as home
improvement loans. Further, the establishment and growth of
housing co-operatives could also support the development of
affordable housing.
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www.fxcheck.net
www.migrationheritage.nsw.gov.au
www.newsouthsudan.com
www.newvision.co.ug
www.sudantribune.com
www.unsudanig.org
www.wvafrica.org
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Swaziland
KEY FIGURES
Exchange Rate: 1 US$■

Kenya

Overview
Swaziland is a small, mainly rural country, with a relatively high GNI, making
it a middle income country. However, over the past decade, the country’s
growth rate has been low, and in 2011, was 1.1 percent. Various factors,
including a weak manufacturing sector, the global financial crisis, and low
foreign direct investment, affected the growth rate and in 2012, with a
growth rate of 0.6 percent, Swaziland was the slowest growing economy
in Africa. This had an impact on liquidity, which then necessitated cuts in
capital and social expenditure. Swaziland also suffers from recurring
drought, which adversely affects nearly 75 percent of the population who
are subsistence farmers. The economy is mainly based on agriculture,
forestry and manufacturing. An increase in electricity and water tariffs
enacted in 2010 contributed towards rising inflation, which in February
2012 stood at 9.43 percent.
From April 1, 2012, a 14 percent Value Added Tax (VAT) was added to the
Swazi tax regime. Replacing the national sales tax, the introduction of
VAT comprised a net increase of between 4 – 8 percent in the price of
goods and services.
Access to finance
The Swaziland banking sector consists of three commercial banks, South
Africa’s Nedbank, Standard and First National Bank (FNB); a mutual
building society, Swaziland Building Society; and a statutory bank, the
Swaziland Development and Savings Bank (SwaziBank). SwaziBank is in
an advanced stage of its privatisation process. The country’s pension and
insurance sectors are small leaving Swaziland with an undiversified financial
system that is dominated by the banks.
According to FinScope Swaziland (2011), 44 percent of Swazi population
is formally banked, 13 percent use informal services and 37 percent are
financially excluded.
By the end of 2011, Swaziland’s consumer credit market involved a total
of E4.6 billion in loans, approximately 141 000 accounts. In terms of value,

8.37 Swazi Lilangeni (E)

Main Urban Centres

Mbabane (capital), Manzini

Population^
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Urban population (% of total) 2009
Urbanisation growth rate (2010) %
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GDP per capita^
GNI Per Capita, PPP (US$) 2011^
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Lending Interest Rate^ (2011)
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Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

1 067 773
1.2
25.2
2.2
1.3
3 725
5 970
51.5 (2010)
0.522 (140)
22.54 (1997)
60.4 (2010)
9
3.9
124
28.6
6
5.6
26.5
9.02 (Lafarge); 9.42 (PPC)
39 351 (2011)

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

mortgages and housing loans dominate the consumer credit book,
accounting for 39.5 percent of all credit extended. The value of mortgage
and housing finance is the largest single category of credit in Swaziland –
accounting for E 1.59 billion or 34 percent of consumer credit. The next
biggest category of consumer credit is personal loans, accounting for E1.3
billion or 28 percent of the total value of credit extended. The data for
personal loans includes the data from banks and non-banks. The next
most important credit type in size is asset finance, at 19 percent of the
share of credit extended. Swazis have an excess of E206 million in
furniture loans, which account for the third largest share in book size of
the products available in the market.
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 household home. When creditworthy consumers are
unable to obtain a mortgage (when no title deed exists) or a pensionbacked 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.
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According to the Global Financial Inclusion (Global Findex)
Database, exploring levels of financial inclusion around the world,
Swaziland ranks relatively high for loans for housing purposes: 11.7
percent of adults over the age of 15 in urban areas, and 5.5 percent
in rural areas had an outstanding loan to purchase a home in 2011.
Loans are generally held by higher income earners: 8.8 percent of
the highest 60 percent of income earners over 15 years and 2.3
percent of the lowest 40 percent of income earners reported
having a loan to purchase a home. The situation is similar for loans
for home construction: 7.5 percent of the highest 60 percent of
income earners and 3.1 percent of the lowest 40 percent of income
earners reported having an outstanding home construction loan in
2011.
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 E1.3 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. From 2010, SBS has diversified its product base to
retain existing clients and attract new ones. It is working towards
broadening its ATM network.
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$48 379), while rural public servants can borrow up to E200 000
(US$24 189). A variety of other mortgage products are also
available. SwaziBank 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. The Growth Trust Corporation – the
financial arm of the Swazi Business Growth Trust – has also
extended its lending programme for small and medium businesses
to housing. It has financed mortgage loans and also loans for building
on SNL, provided the borrower can provide sufficient guarantee.
Nedbank, FNB and Standard Bank all offer mortgages in Swaziland.
Urban housing loans are offered generally at a loan to value ratio of
80 – 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 LTV for the purchase of a plot, and a 95 percent LTV for the
purchase of a house. The maximum loan term across all the lenders
is 25 years, although 20 years for a Nedbank loan and 30 years for
an FNB loan for house purchase. Interest rates are similar to what
is available – nine percent as per the prime rate in 2012. The Swazi
Building Society offers its mortgage at one percent below prime.
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Swaziland has a vibrant microfinance industry with more than 100
institutions and a rapidly growing industry of SACCOs. Select Africa
is an MFI which explicitly offers housing lending as part of its stable
of products. Only one MFI reports to the MixMarket, recording in

2009 a total of US$42 million worth of microloans, disbursed to
about 4 544 customers in the country.
Swaziland has a small capital market with almost no market liquidity.
While Swaziland does not have a public credit register, TransUnion
operates a private credit bureau on its hub and spoke model, which
operates from South Africa. It is estimated that 42 percent of adults
are on record.
Affordability
In 2010, it was reported that SNHB had low-cost offerings priced
at E280 000 (US$33 865) to E450 000 (US$54 426). This required
an income of E6 486 to E10 422 (US$58 – US$1 260) a month 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. The SNHB also has a
rental portfolio of about 1 080 units in Mbabane and Matsapha and
rentals range from E625 (US$75) to E3 565 (US$431). 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, and this has led 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 is also significantly affected by HIV/AIDS, with between
25.1 and 27.1 percent of the adult population infected. 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 like family and friends,
moneylenders and other finance sources such as business income
and rental revenue. According to FinScope Swaziland 2010, 25
percent of urban dwellers do not have water in their home, and just
over 50 percent in urban areas lack flush toilets. Forty-eight 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 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,
444 units in Nhlangano Township (extension 9), and 28 upmarket
plots in Woodlands. The SNHB has plans for a further three
projects: 1000 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. The SNHB‘s restructuring process, initiated in 2007, was
completed in 2011.
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In 2011 SNHB low cost housing costing E280 000 – E450 000
(US$39 351 – US$63 243) requires an income of at least
E6 486 – E10 422 (US$913 – US$1 468) per month to qualify.
International
poverty line;
81% of the
country's population
earn below US$60
per month

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. The E4.8 billion project was expected to create 25 000
jobs and contribute up to 14 percent of the GDP in the delivery of
housing for sale on a sectional title basis.
The supply of land in urban areas is limited and is a constraint to
housing development, as much land is tribal-owned 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 Market
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 remained depressed in 2012, with a lot of property available
but few buyers. Some argue that the introduction of 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.

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 in the overall Doing Business 2012
index to 124th out of 183. A key constraint relates to the
enforcement of contracts, where Swaziland ranks 171st.
Opportunities
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. Still, housing finance plays a
significant role in the Swazi credit economy. Given Swaziland’s
economic situation, the promotion of incremental housing
approaches, financed with housing microfinance, is an important area
for market development.
Sources

Swaziland has dramatically improved its global ranking in registering
property – up 33 points to rank 128 out of 183 in the World Bank
Doing Business 2012 survey. It takes 21 days to register property
(versus 65 days in Sub-Saharan Africa), and costs 7.1 percent of the
property value. There have been some reforms to the land tenure
system. 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.
Policy and regulation
In general, the Swazi legal system effectively enforces property rights.
The court system is considered free and fair, if lengthy. The country
performs relatively well on different indicators including the Strength
of Legal Rights Index (six out of 10).

1. Economist Intelligence Unit (2010). Country Outlook Swaziland.
July 2012
2. Demirguc-Kunt, Asli and Klapper, Leora (2012). Measuring
Financial Inclusion: The Global Findex. World Bank Policy
Research WP 6025.
3. FinMark Trust (2012). Making credit markets work for Swaziland.
4. Oxford Economic Country Briefings: Swaziland.
5. UNAIDS (2008).
6. World Bank (2011). Doing Business 2012. Swaziland Country
Profile.
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www.allafrica.com
www.africaneconomicoutlook.org
www.eswaziproperty.com
www.finscope.co.za
www.mfw4a.org
www.mixmarket.org
www.snbb.co.sz
www.theafricareport.com
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Overview
Tanzania has continued to experience impressive growth rates over the
past decade. After a brief dip due to the global downturn in 2010,Tanzania
recovered and growth for 2012 is forecast at 6.8 percent, rising to 7.1
percent in 2013. The main driver has been performance in the services
sector. The construction sector also performed well, with annual growth
estimated at 9.2 percent, mainly driven by increases in residential and nonresidential buildings, roads and bridges, and land improvement activities.
The construction sector is projected to grow to 9.8 percent in 2013.
Tanzania has suffered high inflation rates over the past two years, peaking
in December 2012 at 19.8 percent. According to African Economic
Outlook, inflation is expected to ease to single digits in 2012 (nine percent)
and 2013 (8.3 percent).
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
After two decades of economic liberalisation, there are 45 commercial
banks and many other private financial institutions in the country. This has
resulted in credit to the private sector expanding by 30 – 40 percent.
Nevertheless, an indication of a shallow financial system is the gross
domestic savings rate, which was estimated at 20 percent of the country’s
GDP in 2010. Access to credit is low by comparable standards across the
continent and worldwide. Sixteen MFIs report to the MixMarket. In 2011,
these lenders had a gross loan portfolio of US$950.4 million and 276 302
active borrowers. Almost 400 000 depositors had deposited a total 1.3
billion in the MFIs.
In 2012, the World Bank launched the Global Financial Inclusion (Global
Findex) Database, exploring 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

1 567.98 Tanzanian Shilling
(TZS)
Dodoma (capital),
Dar-es-Salaam, Arusha
46 218 486
3
26
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96.6
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4.4
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24m²
264m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

institution. While 43.6 percent of Tanzanians over the age of 25 report that
they have saved in the past 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. Credit is not widely used. Only 6.6 percent of adults over
25 years of age reported having a loan from a private lender; 8.1 percent
said they had a loan from a financial institution in the past year. Very few
Tanzanians report having an outstanding loan to purchase a home: 6.7
percent of the top 60 percent of income earners and one percent of the
bottom 40 percent of income earners. 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. 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.
Mortgage lending began in 1972 with the establishment of the stateowned Tanzania Housing Bank. By the time the bank collapsed in 1995,
it had provided about 14 000 mortgages – this was the extent of
Tanzania’s mortgage industry. To address the challenges in the housing
finance sector, the Tanzanian government established a Housing Finance
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Typical mortgage at Azania Bank requires salary TZsh 800000
or US$525 per month.
The price of the cheapest newly built house is US$11 875.

<$2,00/day

Population
below national
poverty line,
33.4%

International
poverty line;
96.6% of the
country's
population earn
below US$60 per
month

Project with the support of the World Bank. The Mortgage Finance
Act of 2008 was a product of this initiative, and led to the
establishment of the Tanzania Mortgage Refinance Company
(TMRC) in early 2010. The TMRC is a 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 – similar to the Egyptian
Mortgage Refinance Company. Licensed by the Bank of Tanzania as
a non-deposit taking financial institution for the purpose of
conducting its business, the TMRC will also be licensed by the Capital
Markets and Securities Authority for the purpose of bond issuance.
The initiative offers important opportunities for growth in Tanzania’s
mortgage sector: the TMRC serves as a secure source of long-term
funding at attractive rates, while ensuring sound lending habits and
best practice among the banks. Initially, the TMRC will use 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, acting as an efficient way of connecting long-term
investors with the institutions generating long-term assets. Over
time, the TMRC will lead to the establishment of specialised housing
finance companies in the private sector.
With the prospects for mortgage lending looking brighter, TMRC
has 11 shareholding banks, all of which plan to offer mortgages:
Azania Bank, Bank of Africa Tanzania, National Bank of Commerce,
CRDB Bank, Exim Bank, National Microfinance Bank, BancABC, NIC
Bank Tanzania, Dar es Salaam Community Bank,Tanzania Investment
Bank and The People’s Bank of Zanzibar. In 2012, TMRC issued a
loan of TZS4.2 billion (US$2 666 642.12) to its member banks to
facilitate mortgage lending.
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Given affordability levels, the microfinance sector is especially
important in addressing housing supply in Tanzania. Tanzania’s
microfinance sector is growing steadily, and the formation of a
Tanzanian Housing Microfinance Working Group is highlighting the
opportunities and challenges of this product in the housing space.
Akiba Commercial Bank piloted a home improvement loan in May
2012, with loan amounts ranging from TZS2 million (US$ 1269) to
TZS50 million (US$31 745), repayable over 24 months at an
incentivised interest rate of 19 percent compared to 20 – 22
percent for regular business loans. Other lenders offering housing
microfinance are Habitat for Humanity, Victoria SACCO, WAT
SACCO, and Dar es Salaam Community Bank. The largest
microlending bank in the country, National Microfinance Bank, has no
housing microloan product but recognises that up to 40 percent of
the consumer loans it grants are used for housing purposes.
Similarly, Entrepreneurs Financial Centre, an MFI that has been
operating for a year estimates that 25% of its loans are used for
housing purposes. In 2011, the Tanzanian government announced
its plan to establish a Housing Microfinance Fund, receiving a

A loan over 15 years at current rates of 15% would require a
monthly repayment of US$166.00.
In 2011, the Tanzanian government announced its plan to
establish a Housing Microfinance Fund, receiving US$3 million
from the World Bank.

US$3 million contribution from the World Bank for this. Research
on the housing microfinance industry was undertaken in 2012 with
results expected this year.
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 bureaus can access data. Banks and other regulated financial
institutions must report to the register, while reporting by non-bank
financial institutions is voluntary. While the Bank of Tanzania invited
applications for credit reference bureau licences from the private
sector in 2011, there are still no public or private credit registries
operating in the country.
Affordability
According to FinScope Tanzania 2009, 53 percent of all adults in
Tanzania earn less than TZS 50 000 (about US$30) a month. Only
nine percent of urban adults are employed in the formal sector, and
another 22 percent earn their incomes from running their own
business (not farm related). Forty-one percent of all urban adults
in Tanzania rely on two or more sources of income.
Mortgage financing institutions offer loan terms that range from five
to 15 years, with an interest rate of between 18 – 21 percent. The
TMRC intervention has had a positive impact on interest rates.
Funding raised through the TMRC is charged at 10 percent interest.
This translates into 13 percent interest on mortgages supported
with the TMRC, while other lenders who do not have a stake in the
TMRC charge 19 – 20 percent.
The average mortgage size is between TZS50 million and TZS350
million (about US$31 000 and US$215 000), and so most clients are
high-income earners. One bank requires a deposit of three
instalment payments, a savings account with the bank, and title deed
indicating remaining leasehold of not less than 12 years. In another
bank, to qualify for a typical mor tgage product, a salary of
TZS800 000 a month (US$525) is needed. In perspective, more
than 70 percent of Tanzanians have incomes of less than US$150 a
month.
A number of NGOs cater for the lower-income categories. These
include the Tanzania Women’s Trust, which benefited from a
guarantee from UN-Habitat for US$100 000 deposited with a local
commercial bank, intended to incentivise issuing of loans. Tanzania’s
well-developed microfinance sector suggests high potential for
housing microfinance. WAT SACCO, for example, is expanding to
include housing microfinance by piloting a project in Dar es Salaam’s
informal settlements with technical support from Rooftops Canada
and the Co-operative Housing Federation of Norway. The WAT
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SACCO is meeting the costs of this technical assistance in addition
to availing guarantees. Another player is Habitat for Humanity with
the Makazi Bora home improvement loan targeting urban and periurban household with incomes of US$1 – US$5 a day, at interest
rates of 2.5 percent per month. By June 2011, Makazi Bora had
issued 848 loans at an average loan size of US$542.The portfolio at
risk (30 days) was 5.76 percent and 1.8 percent of loans had been
written off. The Presidential Trust Fund is a microfinance institution
established by the Office of the President with 19 branches, 23 000
clients, and a loan portfolio of US$3.3 million. It is intended to
operate commercially.

The NHC has been successful in real estate management over the
past two years, raising low rentals charged on its properties from an
average of 30 percent of the market rates, to 60 percent. The
ultimate goal is to reach an average of 85 percent of the market
rates by June 2015. Equally, it has succeeded in increasing the annual
rent collections from 85 percent to almost 100 percent in 2012.
The corporation has completed the restructuring, rightsizing, training
and recruitment of staff. It was also able to increase efficiency in its
delivery system by putting in place control and compliance
mechanisms aimed at safeguarding its assets as well as redressing
the legal frame and contracts. Finally, NHC’s construction unit has
been upgraded from Contractor Class 2 to Class 1.

Housing Supply
Tanzania has an estimated housing backlog of three million units.
Most Tanzanians self-build rather than relying on formal housing
suppliers. Even this, however, has been hampered by a shortage of
serviced land. Between 1990 and 2001, a mere five percent of
applications for plots received were allocated. To address this
challenge, the government implemented a 20 000 residential plot
programme, which was rolled out first in Dar es Salaam and later in
Mwanza and Mbeya. The programme seeks to parcel out, survey
and allocate plots to individuals. Anecdotal evidence suggests that
building on the plots has been slower than expected because of
limited infrastructure (which will only be provided when there is a
certain number of people), lack of finance, and the remoteness of
the plots. There is limited formal housing delivery.

The NHC is building a land bank and has already acquired 1 372.1 acres.
Part of this land (862.2 acres) located in Arusha will be pivotal
towards executing its master developer role.The corporation is also
in the process of acquiring 26 887.9 additional acres in difference
parts of Tanzania. Besides these efforts, the NHC also completed
the preparation of several projects consisting of 9 000 residential
and commercial units. During the financial year 2011/2012, it started
to implement seven projects consisting of 737 housing units that
are located in various areas of the country. These include Arusha,
Dodoma, Dar es Salaam and Morogoro. These projects are at
different levels of execution. During 2012/2013 the NHC is
expecting to complete them and has already started 38 new ones
consisting of 4 140 housing units as well as 14 commercial projects.

Renewed energy is coming from the National Housing Corporation
(NHC), which was originally established under an Act of Parliament
in 1962. In 2010, the NHC was given a new strategic directions and
it has ambitious plans for housing delivery as part of the broader
housing finance and development strategy that also led to the
establishment of the TMRC. Early in 2011, the NHC announced that
it would raise its budget from US$23 million to US$230 million in
the 2011/2012 financial year, so that it could dramatically increase
the scale of delivery. To achieve this rapid scale, the NHC is
investigating various technology solutions.
New housing
development will complement urban renewals and slum clearance
initiatives, and are likely to contribute to the development of new,
satellite cities. The NHC is working under a five-year strategic plan
until 2015, with the overall vision of becoming a leading real estate
development and management firm in Tanzania. As part of this, the
NHC plans to build a minimum of 15 000 units (including 5 000
affordable houses) for both sale (70 percent) and rental (30
percent), assuming the role of a master developer. The NHC has
raised a US$14.5 million loan from Shelter Afrique for this purpose.
The NHC is also working towards becoming an efficient real estate
management firm. The NHC’s stock comprises 2 389 buildings
which have 17 111 rental units, valued at US$1.1 billion. These
properties are mainly in prime areas of major urban centres. The
NHC also has plans to address the regulatory framework for
housing development in Tanzania, fast-tracking legislative
amendments and preparing the necessary regulations to streamline
housing development.

To finance the projects, the NHC secured government permission
to borrow a total of TZS300 billion (US$190.5 million). So far, the
NHC has entered into agreements with eight local banks for loans
amounting to TZS165.4 billion (US$105 million). The corporation
has already drawn down an amount of TZS68.5 billion (US$ 42.5
million) to finance the ongoing projects.
The corporation is also playing an important role in ensuring that
the mortgage system in Tanzania works. In October 2011, the NHC
signed agreements with nine banks that are committed to providing
mortgage loans to buyers of its houses. As an extra security to both
the lender and borrower, under these agreements, the NHC agreed
to buy back properties from borrowers who are unable to
complete loan repayments.
NGO efforts are supporting housing for the poorest people. The
Centre for Community Initiatives (CCI) supports the Tanzania
Federation of the Urban Poor, a network of slum dwellers that are
members of Shack Dwellers International. UK-based NGO
Homeless International has supported the work of CCI since 2007,
mobilising 7 000 federation members in six cities, piloting water
supply rehabilitation and toilet construction projects in Dodoma
and Arusha, piloting a resettlement project for 500 families in Dar
es Salaam, and negotiating for upgrading in another.
Property Market

The NHC has developed an investment policy for partnerships with
private players. Three models are available: (i) Land as equity
contribution model in ventures involving development of prime
commercial and residential rental properties; (ii) Land and finance
contribution model in ventures also involving development of prime
commercial and mixed-use rental properties; and (iii) revenue
sharing model in ventures involving development of residential
properties for sale.

Lenders argue that a lack of an adequate supply of mortgageable
units makes it difficult for a vibrant property market to exist. As an
illustration, 75 – 80 percent of Dar es Salaam is considered a slum.
This severely limits the amount of mortgageable stock in urban
areas. A more fundamental problem, however, is the lack of land
titles. Data from the Bank of Tanzania suggests that 75 percent of
land is not surveyed in Dar es Salaam.
Tanzania ranked 127th out of 183 economies in the World Bank’s
Doing Business 2012 report, decreasing its ranking by two units since
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2011. Its rank in the Registering Property index has also declined,
from 155 in 2011 to 158 in 2012. With nine procedures, it takes 73
days to register property and costs 4.4 percent of the property
value. This is three times the time it takes in OECD countries, but
comparable in terms of cost.
The foreclosure process in Tanzania needs reform. All foreclosures
require court action and there is a reported cautiousness by banks
to lend because of difficulties with this process. These include long
delays because of the backlog of cases in the courts as well
confusion over which courts hold jurisdiction, allowing for forum
shopping by litigants. One bank has said that as a result, mortgage
lending is more like “relationship banking” in which the lender relies
on its knowledge of the client rather than solely on the collateral
value of the property being financed.
Policy and regulation
The Tanzanian government has been working hard to put all the
necessary policies and laws in place to enable a vibrant housing
market. That said, there are still very real challenges.
Reforms to property law, including the Mortgage Financing (Special
Provisions) Act 2008, which repeals certain sections of the Land Act,
are an effort to ease the use of land as collateral. The ICF is also
supporting a programme to modernise the judiciary. Prudential
norms were created for microfinance institutions in April 2005.
These reforms, among others, were intended to increase wholesale
funding to MFIs and ensure their financial viability. Broader finance
reform has also been initiated by the Bank of Tanzania through the
Banking and Financial Institutions Act, Bank of Tanzania Act, and
Companies Ordinance.
Opportunities
The housing market in Tanzania provides enormous potential for
growth, enhanced by the recent Housing Finance Project of the Bank
of Tanzania and the various regulatory and policy reforms being
implemented. The relatively healthy economic growth and good
political management of the country provide an adequate platform
for this. The World Bank’s focus on expanding housing finance
markets suggests important opportunities for growth in future.
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
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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.
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Tunisia
KEY FIGURES
Exchange Rate: 1 US$■

Kenya

Overview
Tunisia is still reverberating from the national revolution that occurred in
January 2011. The political, social and economic climate has yet to fully
stabilise, shown by negative GDP growth of 1.1 percent in 2011. Protests
and strikes continue while the new constitution is being drafted and the
future remains unclear. As the rule of law and confidence in Tunisia’s
markets return, this low-middle income country is well poised for
economic expansion with a young, well-educated population, proximity to
European markets and the opportunity to attract investment. However,
much will depend on the coming months and how the government is able
to address the underlying problems that gave rise to the revolution in the
first place – most notably youth unemployment, estimated at 30 percent,
rising consumer prices with more than five percent inflation, and regional
disparities. The events of 2011 have introduced a higher level of
accountability and a new political dynamic, with the government under
immense pressure to address the country’s social and economic problems,
among which they have specifically prioritised affordable housing.
Access to finance
Tunisia has a reasonably well-developed financial sector, with a range of
institutions, yet there is limited activity in secondary and international
markets. Challenges include a lack of liquidity in the banks, rising inflation
and a high level of non-performing loans, although this has decreased from
a peak of 24.2 percent in 2003 to 12.1 percent in 2011.
Over the past four decades, Tunisia has built up a sophisticated mortgagebased housing finance system. A large number of financial institutions are
offering housing loan products, including almost 20 private commercial
banks and four state-owned banks. Established in 1989, the publically
owned Housing Bank (Banque de l’Habitat) still plays the most prominent
role in housing finance, offering loans for house purchase, home
improvement and residential land purchase, which accounts for 80 percent
of the total mortgage market.

1.58 Tunisian Dinar (TND)

Main Urban Centres

Tunis (capital)

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

10 673 800
1.1
67.7
1.6
-1.1
9 594
9 090
40.8 (2000)•
0.698 (94)
14.2
8.1
5.75
4.25
46
32.2
2.4
4.3
83.1
12 (Hofinet 2010)
4.0 (fixed); $6.2 (speculative)
24 000
50m²
250m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

While private lending is focussed on high to middle income households,
there have been savings-for-housing programs for the formally employed,
since the 1970s. The Housing Bank is the exclusive manager of a state
subsidized housing loan for low-income households called FOPROLOS.
Loan rates for mortgages range from 3.5 percent to 5.75 percent for
three different income eligibility brackets, compared with seven percent
for mortgages available to individuals without a savings account.
Housing loans are regulated by the Central Bank. Rules modified in 2007
stipulate loan-to-value ratios limited to 80 percent and a maximum term
of 25 years. There are also 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.
The total value of outstanding property loans to both home-buyers and
developers has been increasing rapidly from US$2.3 billion in 2005 to
US$7.8 billion as of November, 2011.
Tunisia has a stock exchange (BVMT) and, in 2001, developed the legal
framework for securitization to encourage long-term mortgage financial
products. However, activity has been limited with only two transactions
(in 2006 and 2007 respectively, amounting 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
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be listed on the main market. Debt guarantees from the US
government were announced in March 2012, with the hope to
facilitate Tunisia’s return to the international bond markets, this
follows the issuing of US$500 million worth of five-year Tunisian
treasury bonds directly to Qatar at an interest rate of just 2.5
percent.
A public credit registry exists with 27.3 percent coverage, giving
Tunisia a rating of five (out of six) for depth of credit information
according to the World Bank’s 2012 Doing Business report.
However, there are still challenges of managing over-indebtedness
and the exclusion of low-income households from private and
subsidized finance programs.
The microfinance sector remains small due to restrictive regulation
and interest-rate caps. Only one institution, Enda Inter-Arabe,
operates at any scale. Enda had 194 743 active borrowers as of
2011, a gross loan portfolio of US$72.4 million, and also offers a
specific housing improvement loan for their clients, at an average
size of US$900 over a 15 month period. Reforms in the
Microfinance Law made in December 2011 will open the way for
new entrants and this sector is likely to experience rapid growth in
the coming year.

In 2008, ENDA launched a new product called “Eddar” specifically
for housing improvements to respond to the high demand in this
market segment. Most loans are given from US$321 to US$1000,
usually over a period of 12 to 18 months, and many clients take out
subsequent housing improvement loans. At the end of 2009, the
Eddar loan made up six percent of its total loan portfolio with
3 452 active clients and US$2 million outstanding. Average loans
were for $900 and 15 months term.
Housing Supply
Compared to other countries outside the north, Tunisia has been
especially successful in dealing with urban upgrading. While the total
housing stock is greater than the number of households, this includes
an over-supply of high-end units. The existing supply is 2.5 million
units for 2.2 million households in 2012, with an annual rate of
increased demand of 70 000 units a year. Half of these are classified
as Arabic-design courtyard house, 37.1 percent villas, 7.4 percent
apartments, and 1.3 percent are considered precarious housing.
The housing ‘over-supply’ is visible in the rising number of high-end
units that are left vacant, either used as secondary homes for
upmarket families, luxury rental properties for tourists or as
speculative investment properties.

Affordability
Housing affordability is reasonable in Tunisia compared to other
countries in the region. Overall price-to-income index is often
quoted as 5, yet this does not reflect the current atmosphere and
is certainly not true for low-income households, a growing market
segment as unemployment and the cost of life increases. These
households usually cannot qualify for housing loans and do not have
the capacity to pay for even a modest unit.
Estimated household expenditures in 2010 in Tunisia averaged
US$578 a month, this ranges from a lower third spending US$132
– US$268 a month, to US$676 – US$1 870 for the top third of
households. Meanwhile, the minimum monthly income for a 48hour work week was raised on May 1, 2011 to US$180 a month.
This gives the lowest tier of households approximately US$40 –
US$80 a month to spend on housing.
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-annualincome ratio close to 9 for the lowest decile households. Assuming
30 percent of income could be mobilised for monthly housing
payments, the repayments required on the cheapest housing loan
makes this unit unaffordable for 30 percent of Tunisians households,
even if they could qualify. Housing costs calculated for the
FOPROLOS programme are higher, ranging from US$220 to
US$460 per m2, including land.
ACCESS TO
FORMAL HOUSING
IN TUNISIA

Housing supply in the middle-income and high-income brackets is
dominated by the private market. Private developers constructed
14 000 houses in 2010, against 2 875 by public real estate
developers. There is a state programme of pre-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, and up to 70 percent if they are “economic” or “high-standing”
units. The annual interest rates charged for these loans vary as to
the category of housing, with social housing units at 6.5 percent and
high standing units at 8.0 percent. This financing system was part of
the national housing strategy (1988) that saw the private sector as
an important housing producer. However, the incentives are not
sufficient.
In the affordable market, there is little interest from private
developers as the current government incentives are not sufficient.
Small margins and rising costs of both land and building materials
make it difficult to provide units at prices comparable to the housing
finance available for the target end-users. Even public real estate
developers, for instance SNIT and SPROLS, have started increasing
the number of market rate housing to cross-subsidise the affordable
ones. The main form of affordable housing production is individual
self-build, often on illegally subdivided land, which is bought and
acquired through notary deed. Up to 42 000 units were recorded
as being produced this way in 2010.

The Banque de l'Habitat's smallest loan is US$6 300, where it
requires a minimum saving of US$3 400. Also the average
home price to income ratio in the country is 5.
The price of the cheapeast house built by a developer is
US$24 000, would require monthly payments of US$189.8
over 15 years at current lending rates of 5%.
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International poverty line: 8.1% of the country's
population earn below US$60 per month
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Property Market
IThe formal real estate market in Tunisia functions well with a high
level of private activity. Key dynamics have been the large increase
in real-estate developers, strong demand and continued price
increases.
Interest in Tunisian real estate is high. Prices on the formal market
have been increasing at a rate of eight percent a year since 1990,
with little slowdown through the global financial crisis. According
to the Ministry’s Housing Observatory, in 2010 the average price
of a housing unit was US$TD 36,215 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 is as high as US$2 100 –
US$4 100 per m2.
Heavy demand for high-end units has led to a rapidly growing
number of registered developers. There were 2 040 in 2010, while
30 years before there existed only the public real estate agency,
SNIT. In fact, demand is so high that 90 percent of units were sold
during the construction phase, according to a Tunisian private
developer, Samir Letaïef. In addition, the 2nd Tunisian Real Estate
Fair (SITAP) in Paris in 2011 was attended by 60 000 people, a
three-fold increase from the year prior. If property prices and
vacancies continue to rise at the current rate, there is a real risk of
a property bubble as this will not be sustainable.
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 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.
The government program, FOPROLOS, was designed in 1977 to
provide housing finance for low-income groups and is still the main
tool assisting access to affordable housing. However, in recent years,
it has become inaccessible to the target groups. Qualifying incomes
(SMIG) are not adjusted frequently enough and are out of reach for
lower middle-income groups, which also struggle to afford housing.
Loan ceilings have not increased with house prices, so it is difficult
for anyone (public or private) to offer housing supply to match this
financial product. In addition, rising unemployment has meant that
more households have informal means of income, barring them
from the programme.

urban centres. There is also a rising danger of exclusion of low to
middle income earning Tunisians from home ownership if the
property boom is not coupled with a supply of land and housing at
the affordable end of the market.
The new government is showing a willingness to reform housing
policy to improve low-income housing. Already, this has been
demonstrated by the announcement of the 30 000 unit social
housing programme and re-entrance into bond markets, as well as
with the reforms in the Microfinance Law.
The demand for housing microfinance is immense, providing
opportunities for investment as the microfinance sector is
deregulated. Rapid growth of this sector is likely in Tunisia to fulfill
the unmet demand that the EU estimated at 800 000 to one million
clients. These are the clients that are excluded from formal finance
sector and also need specific financial products for housing.
Sources
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In January 2012, the Housing Minister announced an ambitious plan
to improve all precarious housing with construction of 30 000 social
housing units before the end of 2013. The Ministry responsible
recently completed a survey of beneficiaries and is in the process of
designing the system of delivery.
Opportunities
Housing in Tunisia is still considered a secure and profitable form of
investment, especially when confidence is lacking in money markets,
and there are attractive fiscal and tax incentives for developers, who
have transaction costs than individuals. Opening up to foreigners,
with the removal of purchase permission in tourist areas, is also likely
to spur investment interest in the property market.
However, continued price rises hint to a risk of speculation,
particularly when they are further inflated by land scarcity in the
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Uganda
KEY FIGURES
Exchange Rate: 1 US$■

Kenya

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. Key challenges lie in transport and
energy infrastructure, as well as high unemployment and poverty rates.
The economy showed resilience during the global economic downturn
and will continue to expand at a reasonable rate, relying on the industrial
and services sectors. Real GDP slowed down in 2011 to an estimated 4.1
percent, but is set to improve in 2012 and 2013 to 4.5 percent and 4.9
percent respectively. Growth in the telecommunications, financial services
and construction sectors is expected to contribute to this further growth.
Uganda also has exploitable quantities of oil – it is estimated that Uganda’s
reserves could produce 200 000 barrels a day. Large-scale oil production
is predicted to begin in around 2015. The new National Development
Plan (NDP) launched in April 2011, setting economic plans until 2015, plans
for increased infrastructure spending, especially in the energy sector. Plans
include building an oil refinery, an oil distribution network and hydroelectric
power projects that would increase energy production by 3 500MW.
Access to finance
Uganda’s banking sector continues to grow. The number of commercial
banks has increased to 23, with three licensed credit institutions and only
four licensed MFIs. In recent years, lending by banks has increased
substantially, especially given their historical inclination to invest in
government securities. Trade and commerce dominate the banking sector
by 22.8 percent, followed by the building and construction sector with 19.5
percent. Residential mortgage debt by commercial banks was recorded at
6.3 percent at the end of May 2012.
Of the nine financial institutions that offer mortgage finance in Uganda, five
dominate: Housing Finance Bank (HFB), Stanbic Bank Uganda, DFCU Bank,
Barclays Bank, and Standard Chartered Bank. Of these, the market leader
is HFB, established in the 1980s by the Ugandan government, as the
Housing Finance Company of Uganda. Now a private institution, HFB
holds about a 55 percent share of the total mortgage finance book value,

2 507.53 Uganda Shilling
(USh)

Main Urban Centres

Kamapala (Uganda)

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

34 509 205
3.2
13
4.4
6.7
487
1 320
44.3 (2009)
0.446 (161)
4.2 (2009)
75.6
21.8
7.7
123
20.5
1
3.6
18.7
1.1
12
72 000
120m²
500m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

and four percent of total banking sector assets. By the end of December
2010, the total mortgage portfolio was estimated at USh1.65 trillion
(US$660 million (4.8 percent of GDP), compared to USh771 billion
(US$308.4 million) in 2009 (3.3 percent of GDP) and USh2.4 billion
(US$12.9 million) in 2002 (0.3 percent of GDP).
The mortgage lending sector has diversified considerably 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. Residential
mortgages still dominate, comprising 40 percent of the mortgage book.
Between January 2009 and December 2010, mortgages to property
developers almost doubled to USh271.9 billion, followed by residential
mortgages (growing by 38 percent to USh435.1 billion). Commercial
mortgages recorded negative growth in the period, and in December
2010 accounted for 15 percent of all mortgages in Uganda. Mortgages
for land purchase comprise only about three percent of the total
mortgage book.
With interest rates above 15 percent, mortgages remain expensive, and
the residential mortgage sector mainly serves middle and high income
earners. Still, a number of mortgage lenders are beginning to take an
interest in the lower end of the market. Post Bank Uganda, for example,
provides low costs savings accounts and is reportedly operating in the
lowest income quintile. Commercial banks such as Stanbic and Centenary
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Bank have product mixes that include microfinance services.
Nevertheless the sector has a long way to go as access to financial
services is still available only to a minority. According to the World
Bank’s Global Findex, only about 20 percent of adults over the age
of 15 have an account at a formal financial institution. Only one
percent of adults say they have an outstanding loan to purchase a
home, while 3.6 percent say they have a loan for home construction
purposes.

Stromme Foundation and Habitat for Humanity Uganda (HFHU), a
number MFIs are piloting housing microfinance products in which
they will lend low income earners up to USh8 million (US$3 478),
payable between two to five years. 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 in
interest rate of two percent a month.

Obtaining long-term funding for lenders has also always been a
challenge, although this is improving. Banks rely mostly on their
short-term deposits to provide mortgage finance, meaning shorter
terms for loan products. Also, between 2009 and 2010, the value
of government securities held by banks more than doubled in
response to a rise in interest rates. This attracted money away from
the mortgage sector. The Uganda Securities Exchange, while
growing, is still a small stock exchange by any standards, and has a
relatively modest market capitalisation of USh9.9 billion (US$4.4
million). It has nevertheless offered some opportunity for
fundraising with over 25 treasury and corporate bonds as well as a
number of successful Initial Public Offerings. In January 2010, for
example, Stanbic issued a bond for about US$15 million, to be used
for long-term liquidity, raising hopes for more readily and affordable
mortgages. The Ugandan statutory pension scheme, the National
Social and Security Fund (NSSF), offers much more potential as a
funder. The NSSF is a mandatory scheme requiring that employees
of medium companies contribute five percent of their gross monthly
salary and employers contribute 10 percent of the total monthly
salary to the fund. The NSSF has invested considerably in the
financial sectors, acquiring 50 percent equity in HFB and holding
shares in Stanbic and DFCU. It is also involved in providing lines of
credit for the DFCU bank. The NSSF has, however, not been
involved in direct lending for housing acquisition to its members.
The NSSF is complemented by a substantial number of other private
pension schemes, pointing to great potential for an even bigger role
to be played by pension funds in the housing finance sector. Other
sources of long-term funding include international credit institutions.
The HFB recently launched new mortgage funds that are funded in
addition to the NSSF, by the African Development Bank, the East
African Development Bank, the European Industrial Development
Bank and the AFD. Recently, the government also announced its
intention to provide the HFB with USh15 billion (US$6.5 million).
DFCU sources credit lines from, among others, the OPEC Fund for
International Development PROPARCO, Deutsche Investitions, Kfw
Bankengruppe, International Finance Corporation, the Netherlands
Development Finance Company European Investment Bank, and
the Norwegian Investment Fund for Developing Countries
(Norfund) among others.

In September 2010, UGAFODE Microfinance, an MFI that had been
incorporated as an NGO in 1994 under the name of Uganda
Agency for Development Limited, was incorporated as a company
limited by shares. In October 2011, Ugafode was licensed as a micro
deposit taking institution (MDI) regulated by the Bank of Uganda.
UGAFODE has a range of products targeting low and moderate
income earners. Three products are explicitly targeted at housing:
asset acquisition loans, micro-mortgage loans, and flexible housing
loans. With 5 294 active borrowers, UGAFODE has a gross loan
portfolio of US$2.8 million, with an average loan amount of US$534.

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 enterprises as
well as housing. Also, the Kenya Commercial Bank (KCB) Uganda
has invested US$15 million to address the increasing need for
mortgage facilities in the country. KCB Uganda has staked about
US$15million to address the increasing need for mortgage facilities
in the country. The strategy is in the form of a partnership between
property developments through which Ugandans can own homes
at affordable and negotiated rates. In addition, Uganda is set to also
access funding from Shelter Afrique at an interest rate of below 10
percent to improve its housing sector.
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Uganda has a fairly diverse, well0established and growing
microfinance industry. In 2011, 29 MFIs were reporting to the
MixMarket, registering a total of 289 186 active borrowers and a
gross loan portfolio of US$83.1million. With support from the

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, purchase land, construction, renovation,
installation of energy and water, and to purchase furniture and
recreational equipment. Over 100 NGOs and 700 SACCOs also
offer microfinance. Some, such as Pride Microfinance and Women’s
Finance Trust 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, also
offers a micro-mortgage of between USh200 000 – USh2 million
(US$80 – US$8 000).
Uganda has a Credit Reference Bureau which has been operating
since December 2008. The CRBS, operated by CompuScan, a South
African firm, delivers a biometric (body)-based customer numbering
system for each borrower, while the Bank of Uganda (BOU) issues
and supervises its operations. The cards have particulars of the
borrowers’ debt profiles and repayment history enabling lenders to
make informed lending decisions. In the long run, this should
support and enhance the lending industry in the country. The Bank
of Uganda sees it as a means of reducing the risk on lending and
ultimately making loans more affordable, given the high interest rates
in the country. In March 2010, the government awarded a contract
to a German firm, Mühlbauer AG High Technology International to
develop a comprehensive national identification system. This if fully
implemented should also make lending less risky. Given these
developments, Uganda has scored four out of a possible six on the
World Bank’s depth of credit information index. Still, in 2012, private
credit bureaus only have credit information for three percent of the
country’s adult population
Affordability
Of the mortgage products on offer from commercial banks, typically
a deposit of 20 – 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 – USh200 million (US$2 000 – US$80 000) are available,
depending on the size of the lender. Interest rates are high, however
– over 18 percent in 2012 – and this compromises loan affordability.
There is a recognised shortfall of affordable housing in the country.
Most houses built by real estate companies range between USh80
million (US$32 000) and USh564 million (US$225 000). The
National Housing and Construction Company Limited (NHCCL)
has historically built units in the range of USh58 million (US$23 000)
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ACCESS TO
FORMAL HOUSING
IN UGANDA

The price of the cheapest house built by a developer is US$72 000.
To purchase a $72 000 house, a monthly payment of

<$2,00/day

International
poverty line; About
75.6% of the country's
population earn below
US$60 per month

US$1 265 is required, thus making it very unaffordable to the
majority of the population.
Most households self-build incrementally over time, at about
US$350 – 400/m2.

Population below
national poverty
line, 37.7%

and USh158 million (US$63 000), but its delivery rate in recent
years has been limited, and on its own admission is yet to “realign
itself ” to constructing more affordable housing units in the range of
USh15 million (US$6 520) and USh30 million (US$13 000).
The cheapest house built by a private developer in 2012 was
US$72 000 for a 120m² house. At current rates, this would cost an
estimated US$1 159 a month (18 percent over 15 years) – far out
of reach of 99 percent of the population. A key factor contributing
towards the cost of housing is the infrastructure component.
Increasingly, given capacity constraints within local authorities,
developers are developing local and bulk infrastructure as part of
actual development, and covering this investment in the price of the
housing rather than spreading it over the long life of the services
delivered, as a municipality might be able to do. Kalema and Kayiira
(2012) estimate this contributes as much as 15 – 25 percent to the
purchase price. Another factor is the cost of building materials. In
2010, domestic cement production increased by 34.7 percent, easing
pressures somewhat.
In 2010, it was reported that the cheapest housing loan products by
commercial banks required at the very least that an individual have
a monthly salary of at least USh1 million (US$400) to qualify for a
mortgage. Less than one percent of households qualify for this.
Further, results from the 2005/2006 National Household Survey
estimated the combined monthly average household income in
Uganda as USh170 891 (US$74). Finally, more than 75 percent of
Ugandan’s fall below the international poverty line, earning less than
US$2 a day. Kalema and Kayiira (2008) estimate that only 0.68
percent of households have incomes high enough to afford
mortgage finance.

many as 4 000 units a year, although in 2009, it only put 900 units
into the market. A number of larger developers, both local and
foreign, have entered the market recently, such as the Kensington
Group from Dubai UAE, Pearl Estates, Nationwide Properties,
Akright Projects and more recently Highland Heights. These
developers contribute only a modest number of units, mainly to
the middle to upper income categories. At the lower end of the
income spectrum, the government in conjunction with donors such
as Danish International Development Agency (Danida) and UNHabitat is involved in a number of local housing initiatives with
women’s groups as well as for slum upgrading. Recently, for example,
UN-Habitat in conjunction with the government and DFCU Bank
launched a low cost 15-year mortgage project worth USh5 billion
(US$2.1 billion) in Tororo Municipality. These efforts are, however,
mainly localised and of insufficient scale.
Other projects of note that have been announced include funding
by DFCU using a credit line from Norfund for a project for 2 000
low cost houses using prefabricated technology, to be developed by
Akright Projects. Akright also plans to construct 4 000 new houses
in the next five years in Kampala and Wakiso District, each costing
about USh47million (US$25 000) or less, on 20 year mortgages.
The NHCCL is also planning to build 8 728 housing units by 2014.
Iranian investors launched a USh600 billion (US$260.8 million)
investments named Haba Nace consisting 4 000 housing units in
Bwebajja. Nationwide Properties, a real estate venture between
Property Services and Mukwano Industries is constructing another
1 300 up-market residential houses estimated to cost about USh282
billion (US$122 million), at Butabika Hill in Kampala.

SACCOs and microfinance institutions also improve affordability
among the lower end of the income spectrum. The Uganda Human
Settlements Network has been working in Uganda since 1999 and
seeks to address many of the challenges in the sector through
lobbying, advocacy and sharing information for better policies,
programmes and practices.

Ultimately most Ugandan’s build their own housing incrementally.
This includes the poor (over 60 percent of Kampala’s population
lives in slums), but higher income earners as well, where a culture of
incremental build using savings as well as loans from SACCOs and
more recently microfinanciers has been established. Incremental
housing construction is also supported by government provision of
serviced land.

Housing Supply

Property Market

Estimates of the national housing backlog vary, and in 2012 ranged
from 560 000 – 1.6 million units with an annual housing need of
233 000 units. The Ugandan Minister of Lands, Housing and Urban
Development noted this year, however, that the backlog could hit
eight million by 2020 if nothing was done. Twenty-eight percent of
the backlog (160 000 units) is in urban areas, and Kampala, the
capital city, has an estimated backlog of 100 000 units. Formal supply
is not keeping up with the demand – mainly because Uganda has
only a few well capacitated formal housing developers. The largest
developer is NHCCL, which claims it has the capacity to develop as

Like its East African counterparts in Kenya and Tanzania, there is
increasing activity in the property market in Uganda. Kampala’s
residential market has seen rapid growth with construction of
various housing estates, apartment blocks and townhouses in older
residential areas as well as new suburbs being opened up. During
the fourth quarter of 2011, the Bank of Uganda reported that credit
to the manufacturing and building, mortgage, construction and real
estate sectors grew at an average rate of 39.3 percent. The building,
mortgage, construction and real estate sector accounted for 20
percent of that growth.
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As a result of this activity, land prices have been increasing such that
the Minister of Minister of Lands, Housing and Urban Development
recently said that a denser urban form, with the construction of
multi-storey apartments, will be favoured over the construction of
bungalows.
Policy and regulation
In 1992, the government instituted a National Shelter Strategy to put
in effect constitutional land reform aimed at improving ownership,
security of tenure and management of land, and the divestiture of
government of physical housing of public servants. In 2005, a
reviewed and draft National Housing Policy was prepared. Unlike
the previous policy, it addressed, among others, the affordable
housing needs for low income earners, including as priorities slum
upgrading, enforcement of minimum standards that will prevent
overcrowding, and the improvement of standards of living of the
urban poor. The policy also recognised the role of the private sector
in providing housing on a commercial basis. The policy was not fully
adopted, however, and in 2011 and 2012, the government has been
developing a new housing policy. A key area of focus in the new
policy will be the promotion of private sector investment in the
housing sector, as well as explicit attention to the needs of very low
income earners and the poorest of the poor. The policy aims to
increase the construction of housing units to 250 000 units a year
so that the deficit can be decreased by 50 percent by 2025. The
policy will address the delivery of housing both for rental and for
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.
Uganda has a system of non-judicial foreclosure, often considered
more useful for developing mortgage markets. There is, however,
concern among mortgage lending institutions that proposed
amendments of the Mortgage Act will force the foreclosure process
to be administered through the court system, which is overloaded,
understaffed and slow. Uganda suffers from an inefficient land
administration and registration system that curtails the development
of the mortgage market. Uganda has rated extremely low in terms
of the World Bank’s Doing Business indicator for registering
property. In 2012, however, it improved its ranking by 28 points to
127th out of 183 countries. It takes approximately 48 days to
complete the 13 procedures involved in registering property in
Uganda. The process is relatively cheap however – at 2.9 percent
of the property value, this is a third of the Sub-Saharan African price.
A new land policy was being deliberated in 2012 to address the
systems, procedures and information base supporting land use
management and transactions in Uganda. In April 2012, the World
Bank hosted a five-day Land Acquisition Management Training
Course, which provided hands-on training related to resettlement
planning and implementation, and equipped participants with both
basic knowledge and skills to manage complex land acquisition and
resettlement programs.
The construction boom in the country has not always been
exploited by the tax collector, and the incomes associated with it,
especially tax on rental and VAT go uncollected. This has been
attributed to the informal nature of the business, the poor or nonexistent property and business registration system (there is no
collateral registry in operation), and the absence of an organised
physical address system that complicates traceability. Greater
regulatory coverage of the mainly informal building sector is required
to ensure that it contributes meaningfully to the government fiscus.
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Opportunities
Continued macroeconomic stability has sustained economic growth
and created a suitable investment climate in the country. With this
has come an unsatisfied demand for housing, especially for the
affordable housing segment, that caters for the growing middle class
and lower income groups. This is a definite area for growth and
opportunity, supported by the forthcoming national housing policy.
The mortgage market is still in its infancy and it can accommodate
many more players, as has been illustrated by the entry of new
comers such as Stanbic and Standard Chartered. Microfinance is
well established in the country, including housing microfinance
lending practices. This is an area of enormous potential given the
established market for microfinance and pre-dominance for selfbuild.
Sources
1. Africa Microfinance Action Forum (AMAF) (2008). Diagnostic
to Action: Microfinance in Africa.
2. Agaba, V (2008). Shrugging off the lethargy – trends in the
Uganda Mortgage Market. Housing Finance International,
September 2008.
3. Demirguc-Kunt, Asli and Klapper, Leora (2012). Measuring
Financial Inclusion: The Global Findex. World Bank Policy
Research WP 6025.
4. 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.
5. Kalema, W and Kayiira D (Unpublished). Overview of the
housing industry and housing finance sector in Uganda.
6. World Bank (2011). Doing Business 2012. Uganda County
Profile.
Websites
www.allafrica.com
www.africaneconomicoutlook.org
www.mfw4a.org
www.mixmarket.org
www.newvision.co.ug
www.theeastafrican.co.ke
www.worldbank.org
www.nhcc.co.ug
www.ssauganda.org
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Zambia
KEY FIGURES
Exchange Rate: 1 US$■
Main Urban Centres
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Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)
Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

Overview
Zambia is a mineral-rich country and the largest producer of copper on
the continent. With an average GDP growth rate of 5.6 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$1 006 and US$3 975 a year. Inflation has come
down considerably, to an all time low of six percent in February 2012
(from 7.2 percent in 2011). The country is increasingly a destination for
foreign investment due to its positive economic indicators, and its
burgeoning mining industry. The mining sector grew by 7.4 percent in
2010. Its dependence on copper, however, makes it vulnerable to global
demand fluctuations. The agricultural sector is the largest contributor to
GDP, growing by an estimated 7.6 percent in 2010, in part due to a bumper
maize crop. The agriculture sector is estimated to drop in the next couple
of years – still, more than a third of Zambians earn their livelihoods in this
sector. The forecasted annual GDP growth between 2011 and 2015 is 6.9
percent, making Zambia one of the world’s fastest growing economies.
In September, Zambia successfully 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 will be used to fund infrastructure especially in the road and
energy sectors.
Zambia’s population is very young: 54 percent are under the age of 18,
partly a consequence of the high prevalence (14 percent) of HIV/AIDS.
Most of the population is rural; 39 percent live in urban areas. With only
11% of the working population estimated to be in formal employment,
the small tax base impedes government’s fiscal capacity.

5 031.57 Zambian Kwacha
(ZMK)
Lusaka (capital), Ndola,
Livingstone
13 474 959
4.2
36
2
5.9
1 425
1 490
54.6 (2006)+
0.43 (164)
12.90 (2000)
81.5
18.8
7.4
84
21.4
1.2
0.9
18
10 to $13
70 000
70m²
328m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

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
Findex, 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. Most of these loans were from
family or friends. Only six percent of adults had a loan from a financial
institution and only 5.5 percent had a loan from a private lender. 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 to manage their financial lives. Seventeen 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.
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Zambia has a diversified financial sector with 19 commercial banks
licensed to operate. The sector has been growing rapidly: seven of
these are foreign banks and only started operating in the past five
years. The Lusaka Stock Exchange lists 22 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.
Zambia’s mortgage market is small, however. Only a few of the
commercial banks offer mortgage finance, and commercial
mortgages seem to dominate. The sector is growing rapidly,
however. The total mortgage loan portfolio stood at ZMK1.2 trillion
(about US$239.3 million) at the end of May 2012, of which 88
percent was held by commercial banks and 12 percent by the
building societies. This is up by more than 50 percent on the
December 2011 figure. Assuming an average loan size of about
US$30 000 (loans range in size from US$20 000 to US$600 000),
this could suggest a total of almost 8 000 mortgages. As of May
2012, the three building societies (Finance Building Society, Pan
African Building Society and Zambia National Building Society), held
a mortgage portfolio of around ZMK140 billion, or US$32 million,
combined. Again, assuming an average loan size of about US$30 000,
this would suggest a book size of about 1 066 mortgage loans.
Zambia National Building Society is the largest, with 64 percent of
the building societies’ mortgage book. Interest rates offered by
mortgage lenders – whether commercial banks or the building
societies – are high. The average interest rate offered by the
commercial banks in 2011 was 18.8 percent for a 24-year loan.
Building societies’ interest rates appear to be higher – hovering at 20
percent and above. A key challenge for residential mortgage lenders
is access to funding, as the wholesale finance sector and capital
market remains underdeveloped. This, and other risk factors
including the potential of loss given default and high transaction
costs, contributes to the high interest rate. As a result, only the
highest income earners can access mortgages.
Zambia’s microfinance sector comprises 25 licensed MFIs. Of these,
the vast majority 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 deposittaking financial institutions in terms of the 2006 Banking and Financial
Services Act. Housing loan products appear to be increasingly
popular – many MFIs already have products and others are in the
product development stage. Home improvement loans available
range from ZMK3 million to ZMK200 million (about US$600 to
US$40 000) with maximum loan terms of 60 months and charged
at about 2.5 percent a month. Building materials company Lafarge
has launched a housing microfinance programme for affordable
housing in Zambia – one of two pilot countries in Africa (the other
being Nigeria). The pilot is in partnership with CHF International
and will deliver housing microfinance loans of about US$2 500 with
ACCESS TO
FORMAL HOUSING
IN ZAMBIA

Pension-backed lending is permissible by Zambian law, but not
common, and the role of pension funds in housing financing is
limited. This may be changing. Netsave, a non-bank financial
institution, is in discussion with pension funds to provide mortgages
to pension fund members and employees. In terms of the
arrangement, the pension funds will provide the long-term funding.
This follows the National Housing Bond Trust’s 2008 issue of the
first housing bond on the Lusaka Stock Exchange, with the intent of
harnessing capital from pension funds to channel into affordable
housing development.
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 before granting a loan. The
system has limited coverage, however. According to the World
Bank’s Doing Business report, it provides only limited coverage –
three percent of the population as at 2011.
Affordability
Affordability levels for conventional housing finance are low and a
recent study suggests that the housing needs of only one percent of
the population, or 20 000 – 30 000 households, are adequately
served. These households, with an average monthly income of
ZMK16.7 million (US$3 300), typically afford a three bedroom, single
storey unit on a 1 500m² plot of land. In urban areas, this costs
about US$150 000. In the low-moderate income market, housing
is generally offered about US$70 000 for a three bedroom house
on a 600m² plot. At these rates, a household would have to be
formally employed and earn about ZMK11.5 million (US$2 300) a
month to afford this housing. Only 11 percent of employed adults
earn a formal salary or wage from a company or business,
undermining access to mortgage finance even further. Stringent
terms such as high deposit requirements (as high as 20 percent)
and relatively short loan terms, (for example four years offered by
the Zambia National Building Society) make it difficult to afford
mortgage finance. Due to the general unavailability of mortgages,
many buyers purchase finished units with cash.
Even in informal areas, housing is expensive. Prices range between
ZMK100 million (about US$20 000) for a house constructed with
basic materials to ZMK500 million (US$100 000) for a quality
constructed house. The National Housing Authority (NHA) reports
that a serviced stand can cost as much as ZMK60 000 (about
US$12 000).

Home loan product advertised by local bank: US$265 per
month will reach only the very top end of the population.
The cheapest house built by a private developer costs
US$70 000.

<$2,00/day

Population
below national
poverty line,
68%
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two to three year terms, together with technical assistance
throughout the various stages of the construction project. In 2011,
three MFIs reported to the MixMarket – these three MFIs had a
gross loan portfolio of US$3.2 million with 9 083 active borrowers.

International
poverty line;
81.5% of the
country's
population earn
below US$60 per
month

The house would still not be affordable at a 15 year term, due
to the high lending rates of 18%. So one would have to pay
US$1 127.3 monthly.
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The government has made efforts to improve access and
affordability but its capacity to make a difference is limited by fiscal
constraints. In the 2012 National Budget, housing development has
been allocated ZMK20 billion (US$4 million), which represents six
percent of the ZMK304 billion (about US$608 million) budget for
infrastructure and support services. Of this, ZMK5.2 billion (about
US$1 million) is for the construction of low cost housing and ZMK1
billion (about US$200 000) for low cost housing funding.
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 province where mining activities have resurged.
Employers in the mining areas report difficulty in retaining staff in
areas where a housing shortage exists. A UN-Habitat estimate
suggests a backlog of 1.3 million units across the country, and
recommends an annual delivery rate of 46 000 units. Between 2001
and 2011, however, the delivery rate was only 11 000 units per
annum.
Most urban growth in Zambia 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.
A few recent public policy interventions are aimed at improving
access to land and providing social housing for low income and
vulnerable groups. The main interventions, other than plot
allocations, have been housing projects for public sector employees
(such as the police, Zambia National Service and the Zambia
Development Agency). These projects have struggled because of
the limitations in the mortgage market and external constraints on
government in being able to underwrite them.
More frequently, attention has been on middle-upper income
earners, even by state sponsored organisations. Both the National
Pension Scheme Authority and the NHA have promoted housing
delivery (some in partnership with the private sector) for higher
income earners. However, in August 2012, the Minister of Local
Government and Housing signed a statutory order to dissolve the
NHA board of directors after discovering that the institution had
been misapplying resources and not pursuing its mandate to build
affordable and low cost housing.
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, and
focusing on Lusaka. This is putting pressure on the mortgage system
to grow in parallel. There is also pressure on the land governance
system. In June, the government decided to curb all construction
activities because of a concern with illegal allocation of land, and to
further curb construction of structures that have not been approved
by councils.
NGO players 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 in Zambia and UK-based Homeless
International have worked with the Zambia Homeless and Poor
People’s Federation to mobilise 39 000 urban poor families into the
federation, to secure land in six towns, 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.
Property Market
There is enormous potential for residential housing in Zambia and
sentiment is positive. For example, a large cement manufacturer
recently identified Zambia as a prime untapped market. The
shortage of quality housing at the higher end of the market is also
driving several developments of modern cluster-style homes
particularly in the south and east of Lusaka. According to real estate
agent Knight Frank, this delivery is expected to plateau by mid 2011,
as a result of oversupply.
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 15 percent of the national
budget on housing is felt to be too ambitious, and has consequently
not been achieved. A new housing policy is being drafted – this,
however, is a lengthy process.
The limitations on mortgage finance are apparent in this country
where more than 60 percent of the population hold only informal
title. The country’s title registration system is improving. According
to the Doing Business report, it takes on average 40 days to register
a property in the country and the cost of the registration process
is about 6.6 percent of the property’s value.
Zambia has targeted its land administration system with some
success. Acknowledging informality, the Housing (Statutory &
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. The
planning legislation in Zambia’s urban centres is also undergoing
substantial revision and an Urban and Regional Planning Bill was
presented to the Ministry of Local Government and Housing in late
2009 for final approval. This is especially important given the limiting
effect of urban management legislation in allowing for sufficient
supply of well-serviced 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, however – in particular, the need to improve legislation around
collateral and credit recovery.
Opportunities
Zambia’s relative political stability, recent economic growth spurred
by a rise in mineral prices, 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. Developments
such as Roma Park in Lusaka illustrate continued interest in property
investment opportunities. Roma Park is a 217 acre project being
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built by Renaissance Capital and is similar to its flagship property
development in Nairobi, Tatu City. It comprises residential and
commercial property – an entire, new, mixed-use suburb. The
development at present is concentrating mostly on plot sales, rather
than completed units. Increased investments from China and South
Africa, together with growth in the mining and agriculture sectors,
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 in the country needs specialised and dedicated institutions
rather than merely using traditional microfinance institutions as a
platform for this type of lending.
Sources
1. Demirguc-Kunt, Asli and Klapper, Leora (2012). Measuring
Financial Inclusion: The Global Findex. World Bank Policy
Research WP 6025.
2. Gardner, David (2007). Access to Housing Finance in Africa:
Exploring the issue (No. 1) Zambia. Paper commissioned by
FinMark Trust.
3. Drummond, R (draft). Access to Housing Finance in Africa:
Exploring the issues in Zambia. Due for publication at end
2012.
4. World Bank (2011). Doing Business 2012.
5. Reuters, Zambia’s eurobond rises in first day trade.
14 September 2012.
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Zimbabwe
KEY FIGURES
Exchange Rate: 1 US$■
Main Urban Centres

Harare (capital), Bulawayo

Population^
Population growth rate (2011)^
Urban population (% of total) 2009
Urbanisation growth rate (2010) %
GDP growth rate (real, 2011)^
GDP per capita^
GNI Per Capita, PPP (US$) 2011^
GINI Index (2007 – 2011)^
HDI (Global Ranking)• (2011)
Unemployment rate^ (total labour force) (%)
Population less than US$2 per day (PPP) (%)^
Lending Interest Rate^ (2011)
Deposit Interest Rate^ (2010)
Ease of Doing Business (out of 183) (2012)
Access to formal financial institution (%)~
Outstanding loan to purchase a home (%)~
Outstanding loan for home construction (%)~
Credit % of GDP^ (2011)

12 754 378
1.4
38
2
9.3
776
640 (Atlas method)
50.1 (2001)+
0.376 (173)
4.2 (2004)

Mortgages % of GDP^
Cost of standard 50kg bag of cement (in US$)*
Price of the cheapest, newly built house by a formal
developer (in US$)*
Size of this house (in m2)*
Minimum stand or plot size for residential property*

Overview
While Zimbabwe’s economy has recovered since the initiation of inclusive
governance in 2009, sustaining the growth has been difficult, given policy
inconsistencies and political uncertainty. Economic empowerment
programmes and dilapidated infrastructure (including frequent power
outages) are seen as restraining the economy. Real GDP decreased to 6.8
percent in 2011, from nine percent in 2010 and is predicted to decrease
further to 4.4 percent 2012. Recovery is only expected in 2013, with a
moderate increase to 5.5 percent. Zimbabwe’s economy continues to be
stimulated by agriculture, mining, manufacturing and transport sectors.
Month on month inflation has been declining since February this year, from
0.19 percent in April 2012 to 0.07 percent in May 2012. This is a major
improvement from 2008/2009 when inflation peaked at 6.5 sextillion
percent in mid-November 2008.
The mid-term policy statement from the Reserve Bank of Zimbabwe
reports that the multi-currency era has not seen the level of economic
stabilisation expected: transitory deposits in the banking sector, short term
loans, market illiquidity and a lack of money market instruments continue
to constrain the economy. The Reserve Bank is further worried about an
increase in cash-based transactions, financial disintermediation, settlement
risk and asset quality vulnerability. The Reserve Bank estimates that US$ 2
billion is circulating outside the formal banking system to finance
transactions in the informal sector.
Access to finance
Zimbabwe has a highly developed financial system. As at June 2012, there
were 25 banking institutions (18 commercial banks, two merchant banks,
4 building societies and one savings bank), 16 asset management
companies, and 172 microfinance institutions under supervision of the
Reserve Bank. It is estimated that 70 percent of the population does not
have access to banking services. In response, mobile banking products
have been introduced to increase accessibility.

1 United States dollar (US$)

171
39.7
0.8
3.7
1.2 (2012 response from
CABS)
12
12 500
30m²
150m²

Sources:
^ World Bank Data (2011)
+ African Economic Outlook (2011)
■
www.coinmill.com (as at 13 September 2012)
* Email correspondence with local practitioners (September 2012)
• UNDP
~ Global Findex (2012)

In 2012, the World Bank launched the Global Financial Inclusion (Global
Findex) Database, exploring levels of financial inclusion around the world.
According to Findex, 40.3 percent of rural, and 37.8 percent of urban
Zimbabweans over 15 years of age have an account with a formal financial
institution. This concurs wit FinScope Zimbabwe (2011) which found that
38 percent of the population is formally served. Credit is quite common:
65.7 percent of adults over 25 years of age report that they had a loan
in the past year to 2011; however FinScope found that savings and
transactional banking was more common. The majority of these loans
were from family or friends, and 14.7 percent were through a store. Only
7.1 percent of adults had a loan from a financial institution and only 4.2
percent had a loan from a private lender. Very few Zimbabweans have an
outstanding loan to purchase a home: one percent of the top 60 percent
of income earners and 0.6 percent of the bottom 40 percent of income
earners. Loans for home construction are somewhat more prevalent: 4.4
percent of the top 60 percent of income earners had one, and 2.5
percent of the bottom 40 percent of income earners. FinScope found,
however, that of the 31 percent of Zimbabweans that save their money,
10 percent were saving for the purchase or construction of a home.
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ACCESS TO
FORMAL HOUSING
IN ZIMBABWE
<$2,00/day

Cheapest house is $12 500 for 30m2. Very few mortgages are
available.
International
Poverty Line; More
than 80% of the
country's population
earn below US$60 per
month
Population below
national poverty
line, 34.9%

Housing finance in Zimbabwe had a strong tradition of financing
through building societies including the Central African Building
Society (CABS) (now part of the Old Mutual group), Commercial
Bank of Zimbabwe (CBZ) Building Society (formerly Beverley
Building Society), FBC (formerly Zimbabwe Building Society) and
ZB Building Society (formerly Intermarket Building Society) although
the commercial banking sector formerly also offered mortgages.
Building societies had also captured the largest share of deposits in
the country exceeding commercial banks and even the POSB.
Access to housing finance was generally confined to the middle- to
higher-income earners through these building societies and banks.
Nevertheless some, including CBZ had begun to make inroads into
lower-income segments. Some building societies rather than
engaging in their core business of providing loans were providing
only short-term credit for a couple of weeks. Appetite for
borrowing had also become subdued because of high inflation and
interest rates.
The Central African Building Society (CABS) is the leading mortgage
financier in Zimbabwe, followed by CBZ Bank. The housing finance
sector continues to experience liquidity constraints due to low
investment and low deposit levels in the banking sector. Only 7.3
percent of credit in 2012 was for mortgage loans. Still, the sector is
slowly recovering from some very dry years. CABS resumed
mortgage lending in 2010 with 653 mortgage loans comprising a
book value of US$15,9 million. By 2011, this had grown to 1 468
loans, with a total value outstanding of US$73,1 million, and by
August 2012, the total value of loans outstanding was US$88,8
million, involving 1 737 mortgage loans. This comprises 23 percent
of CABS’ current business. Mortgage loans are charged at 15
percent variable interest over 10 years, with a 75 percent loan to
value and 25 percent repayment to income. In 2012, CABS secured
a ten-year line of credit from Shelter Afrique to grow its business.
CBZ bank also offers mortgage finance and by June 2012, had
dispersed a total of US$ 71 938 200 to its customers. Collateral
mortgage bonds were US$ 516 256 377 and mortgage financing
was US$ 112 375 971.2012. CBZ offers a security that allows
holders to access excess cash flows from securitized mortgage loan
pools – this was valued at US$ 2 361 179 in June 2012. BBS saw
its mortgage book grow by 35 percent in the year to December
2011, from US$ 3.3 million to US$ 4.5 million.
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ZB Building Society relies entirely on mortgage lending for its
business. As of August 2012, it had a total of 91 mortgage loans, at
a value of US$6,28 million. ZB Building society offers two employersupported mortgage loans, at fixed rates of 5 and 10 percent over
a term agreed between the lender and the borrower. The maximum
loan to value is 75 percent and payment to income is limited to 25

percent. In addition, a two-year refinance loan is available at 18
percent.
Total credit provided by the financial sector was US$ 3.27 billion as
at 30 June 2012 – based largely on short term credit. Commercial
banks were responsible for the majority of this lending: 82 percent,
amounting to US$2,7 billion. Building societies had a 10.59 percent
market share, amounting to US$346 million. The vast majority of
banking sector lending (68 percent) was fairly equally spread across
the services, manufacturing and agriculture sectors, and to individuals.
Construction commanded only 4.35 percent of this credit. This
suggests that new-build, or construction finance, is very limited. It is
possible that the 18 percent of total credit that was taken by
individuals may have been invested in independent home
improvements – although this is not specified. Noting the
dominance of short term financing, the Reserve Bank suggests loans
and advances from the banking sector largely financed recurrent
expenditures and private consumption.
Zimbabwe had a vibrant and growing microfinance sector and
SACCOs, whose services significantly dwindled, and for many ceased
from 2004. Again this was because of the difficult economic
conditions. Some operating in lower-income markets had their loan
books completely wiped out. According to the Zimbabwe
Association of Microfinance Institutions (ZAMFI), the decline began
in 2007 by the end of which there were still 309 institutions licensed
as microfinance service providers, which by 2011, decreased to 114.
The microfinance business has, however, regained profitability, and
demand for microfinance is now high, including according to one
investigation, housing microfinance loans of between US$2 000 and
US$ 10,000. Owing to the regained profitability, CBZ Bank is
diversifying its product range to include low-income housing finance
for incremental housing as it resumes lending operations. Some
initiatives are underway with international NGO support. Rooftops
Canada is working with the Swedish Cooperative Centre and SIDA
to support the Zimbabwe National Association of Housing
Cooperatives (Zinahco) with technical and financial support so that
it might increase its housing micro lending, and housing support
services.
The government was traditionally involved in creating greater access
to housing finance, including through the National Housing Fund.
The fund is channelled to local authorities by the Ministry of
National Housing and Social Amenities. The authorities then use it
to both build top structures as well as site infrastructure. This
changed with local authorities providing only serviced sites and
onwards selling them. This had affordability ramifications as the plots
were sold on a cost recovery basis and were not affordable to the
majority. Today, municipalities have seen their capacity to provide
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housing and plots with basic services significantly eroded and many
are unable to provide land with installed basic services or access
roads. The second financing institution used by the government is
the National Housing Guarantee Fund, which provided guarantees
for housing loans for civil servants. The considerable Zimbabwean
Diaspora also plays an important part in funding housing locally.
Products have been introduced to take advantage of this, for
example the Reserve Bank of Zimbabwe’s Homelink product. The
country needs to build a credit information database. It has a zero
depth of credit information index at present, with no functional
public or private credit registries.
Affordability
Zimbabwe’s economic situation over the past decade has affected
affordability significantly. The cost of money has also been prohibitive
for a long time. There has been a shortage of any form of longterm financing since 2008, and retail lending is only just resuming, a
substantial part of which still remains for short terms.
The lending rate for housing purposes varies across all market
players; for example, the lending rate used by building societies is
averaged at about 15 percent, while for unsecured lending 35
percent. In the current market, the cheapest newly built house is
about US$12 500 for a 30m2 structure. Although affordable by
regional comparisons, this is still out of range of most Zimbabweans,
where 69 percent lived below the Food Poverty Line and 80
percent below the Total Consumption Poverty Line in 2002.
Housing Supply
In November 2011, the Ministry of National Housing and Social
Amenities conceded that there was no credible data on the national
housing backlog. Studies undertaken in earlier years suggest that
the backlog could be a large as two million units. A 2007 study
suggested that the backlog in major urban centres could be 660 000
units. The civil servants housing waiting list is 27 000. The Ministry
strategy for addressing this backlog includes promoting housing
cooperatives and other community based organisations. A new
national policy also promotes the participation of employers in
providing worker housing.
Self-build is the most common method of construction, as formal
housing provision, mainly dominated by the public sector, has been
unable to supply sufficient units. State production generally fell short
of the annual target of 162 000 units between 1985 and 2000. Selfbuild suffered a major setback, however, with the large-scale evictions
of Operation Murambatsvina in 2005, during which 700 000 people
were evicted in urban centres. Since then, there is evidence of a
shift in approach, however. In 2012, the city of Bulawayo has
partnered with residents to deliver serviced stands. The residents
will be asked to pay a certain amount of money towards the
servicing of the stands.
Land, infrastructure and basic supply of services have become major
issues in urban areas. This shortage of serviced land continues to
hinder housing development activities, including by the private sector.
By 2002, only 5 500 plots were being released in eight major urban
areas, compared to an estimated annual demand of 250 000. This
has led to stalled projects, and increased the costs of others where
the infrastructure investment was made by the developer.
Housing co-operatives are significant suppliers of housing. Originally,
formed by low-income groups, they gradually gained relevance with
middle- and high-income groups. About 2 000 co-operatives with
over 200 000 members are registered, although in reality only

around 500 are functional. The co-operatives were initially
supported by the umbrella organisation, the Housing People of
Zimbabwe, which provided technical assistance for institutional
development and housing construction. Today, a more active
umbrella organisation is the Zimbabwe National Association of
Housing Cooperatives (Zinhaco) with more than 1 000 cooperatives. Among the things Zinhaco has been working to change
is building standards which dictate that hookups to public services
must be in place before an owner begins to build a home. With
support fro Homeless International, a British NGO, Zinhaco is
seeking to build more than 450 houses in six districts for low income
earners by March 2013. Another player is the Zimbabwe Homeless
Peoples Federation (ZHPF), which is a member of Shack Dwellers
International (SDI). SDI is an international network of grassroots
organisations created to assist the poor, whose basis is savings
groups formed by individuals from low-income households. ZHPF
with branches in Mutare, Harare, Gwanda, Victoria Falls and Karoi
has been operating for more than 10 years and has about 30 000
families as members mobilised into 330 savings groups. ZHPF is
supported by the Harare-based NGO Dialogue on Shelter. ZHPF
and its supporting NGOs are involved in obtaining land for housing
as well as secure tenure. While providing useful and needed help for
low-income communities, none of these organisations have
developed sustainable financial mechanisms to provide credit for
members.
Property Market
The prevailing liquidity crisis has seen property prices stagnating
despite rising demand. This is especially so at the higher end of the
market. The sector will take time to recover, as the availability of
money in the economy remains low as financial firms continue
recapitalising operations. The significant levels of poverty will also
keep the market subdued for some time. Zimbabwe has relatively
good housing stock compared to other African countries. Almost
70 percent of this housing stock is made of durable materials, ranging
from higher-end flats and townhouses to the detached and
semidetached housing found in lower-income communities.
According the Central Statistics Office, shacks comprised only three
percent of housing, although this has grown significantly because of
rising poverty in the country. Nevertheless existing stock has
decayed considerably. Compared to its neighbouring countries, the
property registration system in the country is efficient; on average
it takes 31 days to register a property in the country, while the
registration process costs approximately 8.5 percent of the
property’s value.
The pressure in the housing sector is being felt in the rental market.
Rentals have gone up in Harare and other cities by as much as 30
percent in the past year. In some cities, tenants pay between US$85
and US$120 per month for a room. Land prices are also under
pressure. Estimates show that 1200m2 of land in Harare costs
US$1000, versus an estimated US$700 – $800 in South Africa.
The property registration system in Zimbabwe is relatively efficient
for the region. According to the World Bank’s Doing Business
Indicators for registering property takes 31 days to register property
and costs about 8 percent of the property value.
Policy and regulation
Greater policy and regulatory certainty is required, firstly around
rights over holding of property both land as well as other forms.
Secondly, the general regulatory hostility towards self-build impedes
incremental housing methods for the poor. The Town and Country
Planning Act 1976, for example, was the legal basis for the
enforcement of notices authorising organs of state to demolish
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structures and evict people during Operation Murambatsvina.
Onerous urban housing standards have also been cited as a
hindrance to housing affordability. The National Housing Convention
in October 2009, which the government participated in, recognised
this and highlighted that relevant laws need to be enacted to resolve
this issue.
Urgent measures to support the resumption of lending in the
finance industry are needed; particularly lending that can reach the
lower end market, such as microfinance. It’s crucial that the
government focuses on creating an enabling environment for
housing finance including prudent macroeconomic management.
Opportunities
There is definitely a renewed sense of optimism in Zimbabwe after
a protracted difficult period during which formal housing finance
activities came to a virtual standstill. The microfinance industry was
also severely affected, and there are currently calls for donor-driven
recovery packages as well as deliberate government incentives to
revitalise the industry. Zimbabwe had a history of a relatively
substantial amount of mortgage lending to higher-income earners
meaning the basic infrastructure is in place. This should work to its
advantage, although liquidity constraints need attention. Already, a
number of players in the industry have resumed limited lending. The
mortgage market will not meet the breadth of demand however,
and in this there is an important opportunity for housing
microfinance. The high levels of poverty, the established base of
microfinance lending that historically took place in the country, and
rising demand creates the right conditions for this. A number of
microfinance providers have already recognised this. Political buyin for incremental building methods seems to be making some
progress, and this needs to be backed up by regulatory reforms.
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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 five former French colonies in Central Africa – Cameroon,
Central African Republic, Chad, Congo Republic and Gabon; and
Equatorial Guinea, a former Spanish colony. It was set up to promote the
entire process of sub-regional integration through the forming of a
monetary union, with the Central African CFA franc as a common
currency.
The treaty that specified the legal and institutional arrangements of
CEMAC created the following bodies:
■ 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 trade regime for trade with
third countries, and trade inside the community has been duty free
since 1998.
■ 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). BEAC is a single central bank for
the region and there is a single currency (CFA franc) and defined
criteria for macroeconomic convergence. 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 about 42 million people, average
population growth rate of 2.5% and a real GDP growth rate of 4.1%.
Cameroon is the largest economy in the region with about half of its
financial assets. Oil and agriculture has been the mainstay of most of the
economies in the region. The mining industry is expanding with new
exploration and mining activities in Cameroon. The region is blessed with
minerals such as diamond, gold, gas, aluminum and bauxite. The countries
in the region are about 50% urbanised. Gabon has the highest level of
urbanisation at 86%, with a third of the country’s population living in the
capital Libreville.
Access to Finance
The formal financial system across CEMAC is not well developed. Most
banks are foreign-owned and are subsidiaries of foreign banks. There are
also a few small to medium‐sized African 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. At present Cameroon is home to the largest
number of banks in the region, with 10, followed by Chad (seven) and
Gabon (six). Both Congo and Equatorial Guinea have four banks, and
Central African Republic has three. The number of savings banks in the
region remains low. 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. The only banks that
grant this type of credit are the Gabonese Development Bank, the
National Investment Company (in Gabon and Cameroon) and the
SOCOFIN in Congo.
Mortgage finance is mostly granted by government agencies, and the
people who benefit most are government employees. Only about 2% of

private sector employees have access to mortgage finance from
commercial banks. 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. 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 is developing a strategy for controlling the informal financial sector.
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.
Affordability
In the formal sector, the state is the largest employer with an average
monthly salary of about 200 000 CFA francs (US$432). 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. It costs about six million CFA francs
($12 000) to build a standard three bedroom house in the urban areas.
This is mainly because of the high costs of inputs such as cement, sand,
plates, iron, finishings and decorations. The Cameroon government has
tried to 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 semistandard, with local materials such as sun-dried bricks made from clay.
Rental costs are also high. It costs on average about 150 000 CFA francs
($325) a month to rent a three bedroom house in the main urban areas.
This drops by up to 40% in the smaller towns. This does not apply to cities
like N’djamena and Libreville, 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 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 the market each year, either through ownership or rental,
and also to ensure that people get access to housing finance.
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. The growing economy has swelled a middle class
that needs to be housed. A third of the Gabonese population lives in
Libreville, and a quarter of the Congolese population in Brazzaville, 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 has seen the influx of
expatriates and migrant workers, accentuating the demand for housing.
This continues to push up house prices. 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 substandard accommodation, sometimes on land that is not serviced.
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Property Market and Opportunities

Policy and Regulation

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, 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 good. For that
to be realised, governments and other stakeholders must find ways
to increase supply and make them affordable to the middle and
lower income groups.

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 Doing Business 2012 report,
compared to the 2011 report, all the countries in the region have
made some progress on issuing construction permits, registering
property and granting credit. Governments should continue to
introduce reforms on land administration, construction, property
registration and access to housing finance. Because of the potential
role that MFIs could play, reforms and policies should also focus on
tapping into that potential.

Ease of doing
business (Rank)

Construction
permits (no of days)

No of days to
register property

Getting credit
(rank)

Cameroon

161

147

93

98

C.A.R

182

203

75

98

Chad

183

154

44

98

Congo Rep.

181

186

55

98

Eq. Guinea

155

166

23

98

Gabon

156

201

39

138

Countries

Source: World Bank Doing Business Report 2012.

Cameroon

CAR

Chad

Congo Rep.

Eq. Guinea

Gabon

Exchange rate – 1 US $ =

473 CFA
Francs

473 CFA
Francs

473 CFA
Francs

473 CFA
Francs

473 CFA
Francs

473 CFA
Francs

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)•

19.7

4.9

10.8

4.3

0.67

1.6

Population growth rate % (2011)^

2.1

2.1

2

2.8

2.6

2

Urban population (% of total 2010)•

58

33

28

62

40

86

GDP per capita –

$•

2 300

800

1 900

4 600

19 300

16 000

GDP growth rate (real %) 2011^

3.8

4.3

2.5

5

5

4.2

HDI (Global ranking) 2011

150

179

183

137

136

106

30

8

22.3

27

Population less than $1.25 per day – PPP
(2011) %

9.6

62.8

61.9

54.1

n/a

4.8

Population below national poverty line (%)•

39.9

62

55.0

50.1

70

32.7

Central bank discount rate (%)

4.25

4.25

4.25

4.25

4.25

4.25

14.5

15

15

15.3

15

15

+

Unemployment rate (%)

2010•

Commercial bank prime lending
^
+
°
•

rate•

African economic outlook
UNDP 2011
World Bank 2012
CIA World Fact Book 2011

Sources
1. Soededje et al (2009): Study on Cameroon. Unpublished.
2. World Bank (2011). Doing Business 2012:
Websites
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Not available Not available

www.africaneconomicoutlook.org
www.allafrica.com
www.cia.gov

www.cemac.int
www.doingbusinessincameroon.com
www.mixmarket.org
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North Africa Regional Profile
Overview
North Africa, defined in this regional profile as the five countries
sitting at the northern end of the continent: Morocco, Algeria,
Tunisia, Libya, and Egypt, plays a significant role in Africa. Producing
one-third of Africa’s total GDP (almost US$700 billion in 2011)
and home to 170 million people, North Africa is both prosperous
economically and occupies a geopolitically strategic position, at the
intersection of the Arab World and Africa, with a view directly onto
Europe.
The Arab Spring of 2011 brought international attention to this
region, with a series of major political changes set off by Tunisia’s
ousting of Ben Ali in early January 2011. Uprisings quickly spread
to neighboring countries, with regime changes also in Egypt and
Libya. Despite the rapid progress in this region, with an average
annual five percent GDP growth rate over the past decade, the
unrest of 2011 brought the social and economic problems that
traverse the region to the forefront of the political arena, specifically
high youth unemployment, regional disparities, and a demand for
greater freedom of speech, accountability and transparency.
The shock to the economies of the political events unfolding in
North Africa affected the entire continent, and Africa’s average
growth in 2011 reduced to 3.4 percent (from 5 percent in 2010).
In Egypt, growth fell below two percent in 2011 and Tunisia had
negative growth of around one percent. In Libya, civil war brought
oil production to a standstill and the economy contracted by a
massive 41.8 percent.

to low-income groups. Algeria has designed comprehensive
strategies to modernise its mortgage laws with limited outcomes,
while other countries are taking a more piecemeal approach with
a lot of success. Housing finance lending has been growing at 20
percent a year in Morocco.
Mortgage markets are still in the process of development and
ongoing challenges include the exclusion of low-income households
and youth from formal housing finance, as well as lack of credit
information about borrowers driving up the price of housing loans.
Down payments for homeownership have ranged from between
20 percent to 100 percent.
In general, development of secondary markets has been slow, due
to the infancy of primary money markets. The legal framework for
securitisation has been developed, starting with Morocco in 1999;
however, the volume of transactions has been limited. Lack of
transparency, as well as external dynamics such as the subprime
and global financial crises, have restricted confidence in
securitisation.
Housing microfinance is a growing trend in North African countries
and has the potential to provide a viable alternative to conventional
mortgage lending. Egypt and Morocco are the leaders in the region,
with mature microfinance markets and many successful institutions.
Specific products for housing microfinance have emerged in Tunisia,
Egypt and Morocco.
Affordability

In 2012, governments of the region have focused on preserving
stability and making rapid progress toward social and economic
inclusion. Public interventions that will alleviate the civil unrest that
have resulted from precarious living conditions and limited
economic opportunity have been prioritised. In a region where
home ownership is culturally very important, these programmes
necessarily have brought employment and housing to the forefront
of the political agenda.
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 a dependence on oil wealth, macroeconomic instability and
weak financial infrastructures, has hindered financial system
development in the region. However, economic liberalisation in
the past decade and growing housing needs are creating new
opportunities.
The housing finance sector in the region has long been dominated
by state-owned housing banks, often offering subsidised interest
rates, and leaving little room for the development of market-based
financing. In the last decade, all the governments of North Africa
have begun to reform the foundations of their respective mortgage
systems, moving toward market-based solutions and greater private
sector inclusion. This transition, however, will require more time,
technical support and resources before the effects of reforms will
be fully realised.
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

In spite of the high levels of homeownership (up to 78 percent in
Tunisia), affordability is a major problem across North Africa,
particularly for low and middle income households. While overall
housing supply quantitatively appears sufficient in all countries,
housing prices are too high for most middle to low income families.
The reality is that there are a large number of vacant, high-end units,
and an acute housing shortage for lower-income households.
Supply rigidities are mostly attributed to land supply constraints,
which exist in all countries, and have been exacerbated by
urbanisation from arid interior regions to cities, as well as
population increases, which are pushing urban housing prices higher.
In Algeria and Morocco, the cost of a market rate dwelling is
estimated at eight to nine times the annual earnings of a middleincome family and about five times in Egypt and Tunisia. Due to
cultural aspects, a large segment of these populations simply stay
with their parents until they are able to purchase a home. This is
having direct social consequences, such as overcrowding and delays
in marriages.
A major factor affecting affordability is the price and availability of
serviced land. The public sector owns more than 30 percent of
urban land in Algeria and between 20 percent and 30 percent in
Morocco and Egypt. Rigid land development regulations and
complex registration procedures for titles have led to a scarcity of
legally developable land and have contributed to the region’s
affordable housing shortfall.
Housing Supply
Public sector provision of housing has not been sufficient to meet
demands of the oil economies of Libya and Algeria. In Libya, the
UN economic sanctions of the 1990s, combined with a drop in oil
prices, constrained public expenditure while high rates of
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population growth and urbanisation created a pent up demand for
housing. In Tripoli, the capital city of Libya, the estimated shortage
in 2010 was 300 000 units, affecting almost a quarter of the city’s
inhabitants, while government expenditure on housing was 43.5
percent of the state’s total development budget. Estimates of the
affordable housing shortage in Algeria range from 1.2 million to 2
million dwellings based on an occupancy rate of five people a unit.
They are also addressing this supply shortage with large-scale
housing construction financed by budgetary resources.
Housing supply from the Net-Oil Importing Countries of North
Africa (Morocco, Tunisia and Egypt) has progressed much further
toward private development. Yet, the profit margins are small and
so effective government incentives to lure private sector into the
affordable housing sector are needed, as has been the case in
Morocco where tax rebates and subsidised land have been
provided.
At present, most housing demand by low-income groups is delivered
by the informal sector. Uncontrolled developments in peripheral
neighborhoods 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-of-law has reduced in the wake of the Arab Spring and the
ensuing civil unrest. Housing built informally has increased in all
countries, relying on persistent urban upgrading programs, such as
Villes Sans Bidonvilles in Morocco or the Agency for Urban
Rehabilitation (ARRU)’s interventions in Tunisia, to improve living
conditions.
Property Market and Opportunities
Land is a bottleneck in the supply chain and the main cause of high
prices in many countries. Where the state is a major owner of land,
as in Algeria, the narrowness of privately held land relative to
sustained demand tends to magnify the pressure on prices and
encourage speculation.
Price appreciation in the region has been driven by a lack of
confidence in money markets or alternative investment
opportunities. This is particularly severe in countries with limited
bond markets and high volume of oil wealth.
Most property markets in North Africa were shielded from the
global financial crisis in 2008, the result of limited international
integration. Morocco is the exception, as it opened its markets for
foreign direct investment during the ardent promotion of Vision
2010, a programme to boost tourism. The rapid high-end price rises
curbed in 2008 and this segment of the market is still stabilising.
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Policy and Regulation
The housing sector still tends to be over-regulated with a primary
role of the public sector. Net-Oil Exporters have used their public
wealth to crowd out market alternatives, while Net-Oil Importers
tend to have more developed financial sectors, and increased private
activity directed toward affordable housing.
Policy is steered toward greater liberalisation and reducing state
participation, but transition is extremely slow in some circumstances.
Government involvement in the housing finance system is mainly to
remedy market failures, such as assisting the low-income households
that are not served by the mainstream sector.
Opportunities
As North Africa emerges with stronger governance structures from
the turmoil of the Arab Spring, there is scope for greater intraregional integration. Trade among North African states is minimal,
at between 3 – 4 percent of total GDP. 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 low-income developments or promote market-based
housing finance and private sector participation should be shared
and transferred between the countries of this region in order to
strengthen each individual country’s efforts.
Furthermore, there is an opportunity for greater regional linkages
between North African States and the rest of the continent. Algeria
is already investing in heavy infrastructure to connect the North
with Sub-Saharan Africa. There is the Trans-Saharan Highway being
constructed from Algiers to Lagos as well as a Nigeria-Algeria
pipeline and fibre-optic cable. Tunisia is the current host to the
African Development Bank, which gives it a unique pivot-point
perspective between Europe and the rest of Africa. Also, Egypt is a
member of the Nile Basin Initiative that brings cooperation among
nine African States. These are important connections that are sure
to become more relevant in the coming years.
In housing, all North African countries have undeveloped rental
sectors, which could be expanded to service the needs of the
emerging class of young working professionals and make up some
of the low-income housing shortages. Fiscal incentives for PPPs in
the construction of affordable housing also is likely to remain a policy
priority for governments, giving private investors more profitable
opportunities in this segment of the market in the coming years.
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North Africa Key Figures
Morocco

Algeria

Tunisia

Libya

Egypt

8.88 Moroccan
Dirhams (MAD)

81.73 Algerian
Dinars (DA)

1.60 Tunisian
Dinars (TND)

1.25 Libyan
Dinars (LYD)

6.08 Egyptian
Pounds (EGP)

Main urban Centre•

Rabat
(capital),
Casablanca

Algiers
(capital), Oran,
Constantine

Tunis
(capital),
Sfax

Tripoli
(capital),
Benghazi

Cairo
(capital)

Population (2011)*

32.3 million

36 million

10.6 million

6.4 million

82.5 million

1.0

1.5

1.1

1.1

1.7

Urban population (percent of total)*

58.8 (2011)

67.1 (2011)

67.7 (2011)

77.9 (2010)

42.8 (2010)

GDP per capita (PPP valuation, $)

5,291 (2011)

7,097 (2011)

9,594 (2011)

16,855 (2009)

6,324 (2011)

4.6

2.8

-1.1

-41.8

1.8

HDI (Global Ranking)+

0.567 (114)

0.677 (84)

0.683 (81)

0.760 (64)

0.644 (113)

Unemployment rate*

9.64 (2007)

13.8 (2007)

14.2 (2005)

Not available

9.4 (2009)

Population less than US$2 a day*

14.0 (1995)

23.6 (1995)

8.1 (2005)

Not available

15.4 (2008)

Population below national poverty line*

9.0 (1995)

22.6 (1995)

3.8 (2005)

Not available

22.0 (2008)

21.0

5.2

16.6

10.5 (2009)

Not available

Lending interest rate*

11.5 (2007)

8.0 (2011)

5.75 (2012)

6.0 (2010)

11.0 (2011)

Deposit interest rate*

3.7 (2010)

1.8 (2010)

4.25 (2012)

2.5 (2010)

6.2 (2010)

Credit percent GDP*

111.8 (2011)

-4.7 (2011)

83.1 (2011)

-65.9 (2010)

74.9 (2011)

Mortgages percent of GDP*

15.9 (2009)

1.3 (2009)

12.5 (2009)

Unknown

0.2

Cost of a 50kg bag of cement (US$)Ψ

$5.52 – $5.86

$5.80

Cost of a brick unit (US$)Ψ

$0.28 – $0.80

$0.22 – $0.33

Not available

Not available

Not available

US$17 500

US$32 155

US$24 000

US$36 000

US$13 300

50m2

65.7m2

50m2

Not available

50m2

10 000m2

30m2

250m2

Not available

Not available

Exchange rate – 1 US $ =

Population growth rate percent
(2005 – 2010)*

GDP growth rate (real, 2011)*

Bank branches per 100 000*

Price of cheapest newly built house by a
formal developerΨ
Smallest size of a formal house (m2)Ψ
Minimum stand size (m2)Ψ

$4.00 (fixed);
$4.00 rose to
$6.20 (speculative) $13.60 in 2011

$4.50

Ψ Assorted resources
* World Bank
^ www.xe.com
+ UNDP

Sources
1. AfDB. (2011). The African Development Bank in North Africa:
Annual Report.
2. UN-HABITAT (2012). The State of Arab Cities.
3. African Economic Outlook (2012). AEO Regional Edition:
North Africa.

159

Southern African Development Community (SADC)
Overview

Access to Finance

The Southern African Development Community (SADC) has its
origins in the Southern African Development Coordination
Conference, 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 14 member
states: Angola, Botswana, Democratic Republic of Congo (DRC),
Lesotho, 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 and
social justice, and peace and security. The SADC mission is to
“promote sustainable and equitable economic growth and socioeconomic 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”.

While there are intentions for regional financial integration, the
fourteen 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 and Zambia. Absa’s 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. 15 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.

Two strategic frameworks guide SADC’s operations and provide
the SADC member states with a comprehensive programme of
long-term economic and social policies. The Regional Indicative
Strategic Development Plan (RISDP) 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 overseas 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. Thirty-nine percent of the population in the region is urban.
The collective GDP for the region was set at US$471.1 billion.
SADC has a generally low average GDP per capita compared to
other regions globally; however it is still the most developed in the
whole of Africa. The region is also well integrated and has a wellestablished foreign investment flowing within the region.
The global economic crisis has had a significant impact upon the
region’s economy. The economy began to recover in 2010
following the recovery of the global economy. In 2009, GDP stood
at 0.5 percent and rebounded to 5.1 percent in 2010 and
economic activity in return increased from 2.3 percent in 2009 to
5.5 percent in 2010. The growth was attributed to robust mining
activities due to increased capital flows into the region. More
recent developments on the global stage, specifically the Euro crisis,
have undermined growth prospects in the region. In 2011 GDP
was recorded at 4.7 percent, a 0.8 percent drop from the previous
year, with Lesotho, Namibia, and Swaziland recording the lowest
growth. Only Mozambique achieved the 7 percent growth target
set by SADC. Growth for the region is forecast at 5.1 percent in
2012.
The global food and oil price increase caused inflationary pressures
within the region. Inflation in 2011 averaged 8.3 percent, the lowest
recorded in recent years. Namibia, Seychelles, South Africa and
Zimbabwe had their inflation equal or less than 5 percent in 2011,
while four other member states had a recorded inflation rate of
over 10 percent. The regional inflation figure is expected to come
down in 2012, to 7.9 percent.
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Select Africa, a regional housing micro lender, has its head office in
South Africa but practices in Malawi, 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 banked in 2011 and another 5 percent had
access to a non-bank, formal product. Five percent of South
Africans were only informally served and 27 percent were
financially excluded. 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. 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. 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.
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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 is one of the most unequal
economies in the world. Namibia, Angola, Lesotho, Botswana and
Zambia are not far behind. Many people within the region live in
inadequate housing. FinScope 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 percent 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. Across the SADC
region, the cheapest newly built house by a private developer
ranges from US$11 875 in Tanzania to US$60 000 in Angola. 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
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 three million
houses to qualifying beneficiaries, the housing backlog remains at an
estimated 2,1 million households, and cities across that country
incorporate 2628 informal settlements.
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 sixty 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 R3500 (US$421) per month and
have dependents, is estimated to be between R150 000 – R200 000

(US$18 000 – $24 000). If this house were constructed just for the
2,1 million households estimated to comprise the national housing
backlog, this would require a total state investment of R315 – R420
billion (US$37.8 billion – US$40.5 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 Targeted Intervention
Programme for Employment and Economic Growth (TIPEEG),
which was launched in March 2011.
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 Johannesburg, South Africa), has an
international development arm, and Old Mutual’s Housing Impact
Fund has also been exploring opportunities.
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. In 2009, the South African President introduced key
performance measures for Cabinet Ministers. The Human
Settlements KPIs are framed in Outcome 8, and include an explicit
focus on informal settlement upgrading. This has shifted the policy
emphasis within the human settlements department. The national
housing finance policy is also coming under scrutiny as the
government struggles to deal with the anomaly of increasing spend
and an increasing backlog.
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In other countries, policy developments are also underway. In 2011,
Tanzania’s ministry of Land and Human Settlement Development
launched a national programme for the regularisation and mitigation
of informal settlements. 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 is currently working on a new national housing
policy, following an extensive overview of that country’s housing
sector, undertaken in 2010 by UN Habitat. 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.

DB Ranking

Property Market and Opportunities
In the 2012 World Bank Doing Business Report only three out of
the fifteen countries improved their position in the World Bank’s
Doing Business ranking. The region recognises the work that it still
needs to accomplish in reducing poverty and developing equal
opportunities for all.

Starting a
Construction
Registering
Getting credit
business (Days) permits (Days) property (Days)
Rank

Angola

172

68

321

184

126

Botswana

54

61

145

16

48

DRC

178

65

117

54

174

Lesotho

143

40

510

101

150

Malawi

145

39

200

69

126

Mauritius

23

6

136

22

78

Mozambique

139

13

370

42

150

Namibia

78

66

139

39

24

Seychelles

103

39

126

33

166

South Africa

35

19

127

23

1

Swaziland

124

56

95

21

48

Tanzania

127

29

303

73

98

Zambia

84

18

196

40

8

Zimbabwe

171

90

614

31

126

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

Angolan Agency for Private Investment

Botswana

Botswana Export Development and Investment Authority

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
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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 will be reluctant to
harmonise where this impacts their ability to compete and where it
is not in the national interest to do so.
Sources

5. Regional Economic Performance in 2011 and Medium-term
Prospects, TIFI Directorate, 2012, accessed from:
http://www.sadc.int/files/1613/3044/5755/Economic_
Performance_2011_and_Medium_Term_Prospects.pdf
6. SADC Banking Association, accessed from:
http://www.sadcbanking.org/index.asp, date 24 may 2012
Websites
www.sadc.int
www.worldbank.org
www.finmark.org.za
www.doingbusiness.org

1. Demirguc-Kunt, Asli and Klapper, Leora (2012). Measuring
Financial Inclusion: The Global Findex. World Bank Policy
Research WP 6025.
2. Genesis Analytics (xxxx) RFI Study commissioned by FMT
3. McKeever, K., (2008) Regional Institutions and Social
Development in Southern Africa, , Annual Review of Sociology,
34:453–73 accessed 20 May 2012.
4. Microfinance and Poverty Reduction in the SADC Region, 2008,
accessed from:
http://www.docstoc.com/docs/36476656/Microfinance-andPoverty-Reduction-in-the-SADC-Region-SUMMARY, date 25
May 2012
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The West African Economic and Monetary Union WAEMU (UEMOA)
Overview

Affordability

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 and dry and hot in the semiarid 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.

Affordability depends on each of the country’s economic
environment but 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, 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.

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 after one year of
military transitional regimes elected a new president in 2011. Cote
d’Ivoire, after social conflict and a political crisis, organised a
democratic election and a new president was elected in 2011.
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. However, in 2012 there was
political instability in Mali with a rebellion in the northern area and
a coup d’état.
Access to Finance
The formal financial system is underdeveloped and the banking
system is concentrated in two or three commercial banks in the
majority of the countries. Financing entrepreneurial activities and
housing remain challenging. 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, a number of the countries in the region,
particularly Senegal, Benin and Niger, witnessed an increase in the
number of commercial banks and microfinance institutions
operating.
The housing finance market in UEMOA countries is
underdeveloped. 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.
There are no regional mortgage banks.
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Mortgage development is urgently needed in the UEMOA countries.
This need is an opportunity to both unleash construction activities
and foster housing development. This will generate investments and
employment and contribute to rising incomes, which will increase
affordability for housing.

Housing Supply
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 newly elected 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 the
programme on January 9, 2012 by laying the foundation of 2 000
social houses in Youpogon and Riveria, among the most popular
streets in the capital. The governments of all the member states are
promoting housing finance through different mechanisms, among
which are establishing mortgage banks and housing development
agencies, and fiscal incentives for private companies and developers.
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.
Property Market and Opportunities
Economic and political reforms, coupled with the demand for natural
resources have positively affected the UEMOA countries and the
GDP growth rate has been improving. The different government
housing programmes, 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
There have been reforms in land administration, but the registration
of properties to obtain full ownership rights – Titre Foncier –
remains a challenge in all of UEMOA countries. The World Bank
Doing Business rankings for 2012 indicates that some difficulties
persist. The difficulties encountered hopefully will 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.
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World Bank rankings 2012 – ranking by region: Sub-Saharan Africa, out of 46 countries
Ease of doing business
(Rank)

Construction permits (no
of days)

Registering Property
ranking

Mali

22

17

14

Burkina Faso

24

9

18

Senegal

26

27

42

Togo

32

34

40

Cote d’Ivoire

34

43

37

Niger

38

38

13

Benin

39

24

25

Guinea Bissau

40

20

45

Countries

Source: World Bank Doing Business Report 2012.

Socioeconomic data

Benin

Burkina
Faso

Cote D'
Ivoire

Guinea
Bissau

Mali

Niger

Senegal

Exchange rate – 1 US $ =

471.9 CFA
Francs

471.9 CFA
Francs

471.9 CFA
Francs

471.9 CFA
Francs

471.9 CFA
Francs

471.9 CFA
Francs

471.9 CFA
Francs

471.9 CFA
Francs

Main urban Centre•

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

Bissau
(capital),
Bafata

Bamako
(capital),
Sikasso

Niamey
(capital),
Zinder

Dakar
(capital),
St Louis

Lome
(capital),
Namakar

Population (‘000)^

Senegal
Togo

9 599*

16 968

21 952*

1 647

14 533*

16 069

12 970

6 961*

2.88

3.07

2.04

1.97

2.61

3.63

2.53

2.75

Urban population (% of total)
2011

42

26

51

30

36

17

42

43

GDP per capita PPP current
US$

1 627.8

1 309.5

1 803.1

1 251.3

1 098.6

732.1

1 980.6

1 042.2

3.1

5.7

-4.70

5.3

2.7

2.3

2.6

4.1

HDI value 2011

0.427

0.321

0.400

.353

0.359

0.295

0.459

0.435

HDI rank 2011

167

181

170

176

173

186

155

162

1.46 (2001)

10 (2006)

Not available

85.6

60.4

69.3

Population growth rate
(2005 – 2010)^

GDP growth rate % (real,
2011)^

Unemployment rate^

0.70 (2002) 2.40 (1998)

4.1 (1998) Not available 8.8 (2004)

Population less than US$2 a
day 2011

75.3

81.2

46.8

77.9

77.1

Population below national
poverty line^ (2004 – 2007)

37.4

46.4

42

65.7 (2002)

36.1

Central bank discount rate (%)

4.2500

4.2500

4.2500

4.2500

4.2500

4.2500

4.2500

4.2500

Deposit interest rate° (2011)

3.5

3.5

3.5

3.5

3.5

3.5

3.5

3.5

19.21.7

18.0

25.3

13.5

16.9

14.7

31.5

35.7

Credit % of GDP° (2009)
^
o
*
+

63.0 (1993) 53.9 (2001) 72.2 (1995)

African Economic Outlook
World Bank
www.coinmill.com
UNDP
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Sources
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1.
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www.undp.org
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2.
3.
4.
5.
6.
7.
8.
9.
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100%

We give

BONDS.
No deposit
required.

With Smart Bond we help you to build communities.

To apply, or for more information, SMS “HOUSING” to 30629 and our consultants will call you back.
Alternatively, call 0860 644 644 or visit www.fnb.mobi/smartbond
Terms and conditions apply.
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International Housing Solutions – Creating wealth by
building communities. Funding the future.
With its first fund, the SA Workforce Housing Fund, IHS delivered more than 25 000 affordable homes to South Africans. Building on this
success, IHS will continue to make it possible for thousands of African families to take their first step onto the property ladder, and
investors to safely reap emerging market benefits.
THE FLEURHOF STORY

CONTACT DETAILS:
Tel: +27 11 215 8300
www.ihsinvestments.co.za
infoSA@intlhousingsolutions.com

Fleurhof, one of 33 residential developments
undertaken by IHS through its first fund, is
recognised as a prime example of the social
impact that successful collaboration between
private and public partners can make, and has
already attracted significant attention from the
international investment community. The R2.8
billion project will ultimately include more than
8 000 low-and-middle income housing units,
eight nursery schools, five schools, numerous
community gardens and play areas, and several
business and industrial areas. The success of the
project again highlights how the pressing lack
of supply in the moderate-income market in SA
means that market risk for well-positioned
quality housing is practically insatiable, which
lowers the risk for investors while offering
strong returns.

“Mobilising funds for shelter and housing in Africa”

The African Union for Housing Finance was established as a member based body of
housing lenders in 1984. Comprising about 38 members from 16 countries, the scope
and objectives of the AUHF encompass the following:
■
■
■
■
■

To develop the institutional capacity of its members to enable them to effectively
participate in addressing housing finance challenges on the continent
Through the member institutions, to engage with their Governments
To position the AUHF as a key point of reference in housing finance matters on
the continent
To secure sustainable resources to meet and implement the objectives and
plans of the AUHF
To develop partnerships with other appropriate regional and continental bodies
on the African continent.

With members in Botswana, Ghana, Kenya, Malawi, Mauritius, Mozambique, Namibia, Nigeria,
Rwanda, South Africa, Swaziland, Tanzania, the Gambia, Uganda, the United States, and Zimbabwe.

To join:
Members will receive a formal certificate of membership, presented at the AGM, or sent in the post.
For more information visit www.auhf.co.za or contact
Kecia Rust on kecia@housingfinanceafrica.org
Lorraine Nzimande on Lorraine@housingfinanceafrica.org
Andrea van der Westhuizen on andreaw@finmark.org.za.

www.auhf.co.za

solutions for new affordable housing projects across Africa. Ov
worth over US $1bn for new housing across Africa offering unprecedented opportunities for securing capital
come from developers, housing corporations,
mortgage providers, housing cooperatives and employers.
Contact us for a chat or brochure:

With thanks to our sponsors

www.finmark.org.za
www.housingfinanceafrica.org

