
Madagascar’s years of economic growth.  Madagascar’s real GDP growth was estimated
to be 4.4% in 2019, and declined in 2020 by 4%.11 Manufacturing, mining, and services
were hardest hit because of containment measures, while agriculture performed well.
The crisis also put pressure on the financial sector, prompting the central bank to inject
liquidity into the system, while prices were generally contained.  Inflation was 4.2% in
2020, compared with 5.6% in 2019.  The current account deficit deteriorated to 3.5% of
GDP in 2020, compared with 2.3% in 2019, because of a drop in exports and an abrupt
halt in tourism.  The pandemic impacted public finance the hardest: tax revenues declined,
while spending surged as the government took steps to mitigate the COVID-19 crisis.
As a result, the budget deficit deteriorated to 6.3% of GDP in 2020 from 1.4% in 2019.12

Overview
Madagascar is an island country located in the Indian Ocean off the coast of
southern Africa.  It is the fifth largest island in the world, with a land mass of
587,000 km2 and has a population of approximately 27.8 million inhabitants.
In 2020, it was estimated that up to 85% of the total population in 2020 lived
in informal settlements,1 and in the capital – Antananarivo – informal
settlements house up to 72% of the urban population.2 Unchecked urban
growth has generated a host of social problems, from sub-standard housing
to inadequate sanitation systems.  Housing demand is estimated to be almost
1.8 million units,3 which has not been met, leading to huge price increases in
available housing stock.  This is likely to continue unless the housing sector is
more rigorously regulated to address scarcity of land, as well as scarcity of
housing and basic services.  This should include close monitoring of
construction permit agencies against corruption, as well as the development
of innovative financial instruments – including housing subsidies, informal
settlement upgrade, pro-poor grants or longer loan terms – to enable poor
households to access decent housing.

Madagascar has been greatly affected by decades of climate change, resource
degradation and political instability.  In these conditions, food insecurity in
Madagascar is at 80%, and greater numbers of people are moving to cities in
the hope of accessing food, shelter and income.  Madagascar has a rapidly
growing population that is set to increase from 24.2 million in 2015 to
36 million by 2030,4 according to United Nations (UN) figures.  The
population is still mainly rural (65%), with great disparities between rural and
urban areas, as well as different regions – southern regions are generally much
poorer.5 According to the National Development Plan (2020), the urban
population stands at around 35% and is estimated to grow to 50% by 2036.6

Furthermore, Madagascar has a precarious labour market, with 86% of
employees holding informal jobs in 2012.7 Up to 65% of the population are
directly or indirectly dependent on agriculture and forestry, most of them
working in subsistence agriculture, with crops of rice, maize, and manioc.8

Despite having considerable natural resources, Madagascar has been classified
as one of the poorest countries in Africa by the World Bank, with an extreme
poverty rate of 75.2%.9

Before the COVID-19, Madagascar was on an upward growth trajectory of
approximately 5%.10 This was particularly encouraging after political stability
had been achieved after the election of 2013, but the pandemic halted
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KEY FIGURES

Main urban centres Antananarivo

Exchange rate (1 July 2021): 1 USD = [a]

1 PPP$ = (2020) [b]

3 787.70 Malagasy Ariary (MGA)

1 178.10 Malagasy Ariary (MGA)

Total population [b] |  Urban population [b]

Population growth rate [b] |  Urbanisation rate [b]

GDP per capita (Current US$) [b]

Percentage of population below national poverty line 

Unemployment rate (% of total labour force, national estimate) 

(2017) [b]

Proportion of adult population that borrowed formally (2017) [b]

Gini coefficient (2017) [b]

HDI country ranking (2019) [c] |  HDI country score (2019) [c]

27 691 019 |  10 670 457

2.64% |  4.40%

US$495

n/a

1.8%

3.6%

44.3

164 |  0.53

GDP (Current US$) [b]

GDP growth rate [b]

Inflation rate [b]

Lending interest rate [b]

US$13 721 million

-4.20%

5.63%

49%

Number of residential mortgages outstanding

Value of residential mortgages outstanding (USD) [d]

Prevailing residential mortgage rate |  Term [d]

Maximum LTV on a residential mortgage 

Ratio of mortgages to GDP

Number of residential mortgage providers (2020) [e]

Number of microfinance loans outstanding (2019) [f]

Value of microfinance loans (USD) (2020) [g]

Number of microfinance providers [e]

n/a

US$133.23 million

17-18% |  20 years

n/a

0.97%

5

261 002

US$235 million

25

Total number of residential properties with a title deed (2019) [h]

Number of formal dwellings completed annually (2019) [h]

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

contractor in an urban area in local currency units (2019) [i]

Size of cheapest, newly built house by a formal developer or

contractor in an urban area (2019) [j]

Typical rental for the cheapest, newly built house (2019) [i]

Cost of standard 50kg bag of cement in local currency units [k]

Type of deeds registry: digital, scanned or paper (2020) [l]

World Bank Ease of Doing Business index rank  (2020) [l]

Number of procedures to register property (2020) [l]

Time to register property (2020) [l]

Cost to register property as share of property price (2020) [l]

World Bank DBI Quality of Land Administration index score 

(0-30) (2020) [l]

142 000

792

90 000 000 MGA

70m2

633 927 MGA

24 000 MGA (US$6.22)

Paper

140

6

100 days

9.0%

8

Percentage of women who own a house alone and/or jointly 

Percentage of female-headed households (2016) [l]

Percentage of urban population living in slums (2018) [n]

Percentage of households with basic sanitation services (2016) [l]

Percentage of households with electricity (2016) [l]

n/a

28.5%

61.2%

5.2%

22.9%

Cumulative number of COVID deaths per 100 000 as of 1 Oct [o]

Percent of population fully vaccinated against COVID-19 as of 1 Oct [p]

3.47

n/a

NB: Figures are for 2021 unless stated otherwise.

[a] Xe.com

[b] World Bank World Development Indicators

[c] Human Development Reports, United Nations

Development Programme

[d] Société Générale S.A

[e] Central Bank of Madagascar

[f] Bank of Africa Madagascar

[g] Public Treasury Madagascar

[h] Ministry of Land, Planning and Public Works

[i] Jevendsmonterrain

[j] Globalpropertyguide.com

[k] Newsmada.com

[l] World Bank Ease of Doing Business Indicators

[m] Demographic and Health Surveys, USAID 

[n] United Nations Human Settlements Programme

(UN-HABITAT)

[o] World Health Organization (WHO)
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Since 2014 reforms had resulted in economic growth rising from 2.3% in 2013 to
5% in 2018.  In 2018, a political crisis was averted when a new prime minister
took office, and a consensus government appointed to calm the political situation
and to conduct elections in a peaceful climate.13 More recently, growth has largely
been driven by public and private investments in infrastructure (roads, airports,
and energy, and port development in Toamasina).  External demand for textiles,
vanilla and essential oils also contributed to growth.14 The central bank of
Madagascar reduced the economic growth forecast for 2020 to an estimated
1.2%.15

As of 2020, the Madagascan government invested an estimated Ar1 011 billion
(US$267 million) into a national recovery plan.  During 2020, the Central Bank
also provided Ar455 billion (US$120 million) at a rate of 5.47%16 to support small
and medium enterprises and has set up credit facilities for banks.  The government
also took measures to assist rent payers and to prevent eviction from homes and
commercial buildings.17

Access to finance
The Madagascan financial and banking sector grew by an estimated 4.2% in 2019.18

From 2018 to 2019, real estate credit increased by Ar80.9 billion (US$ 21 million)
to reach Ar506.5 billion (US$134 million).19 The National Strategy of the
Madagascan government in 2019 aimed to increase access to affordable housing
through improving banking and financial services, at a planned rate of 29% to 45%.20

One of the biggest banking lenders in Madagascar, Société Générale, offers three
types of mortgages to clients that range from eight to 17 years.  Société Générale’s
average mortgage rate is approximately 18%, and requires a deposit of 20% of the
selling price for the land only.  Other financial institutions such as Bank Negara
Indonesia (BNI) Madagascar, Bank of Africa Madagascar and Access Bank are
involved in the same market segment.

The microfinance sector is an alternative to conventional banking and attracts more
clients.  According to the Public Treasury, between 2008 and 2018 the microfinance
penetration rate increased by 21 basis points to reach 35.2%.21 It was further
estimated that the level of savings increased to Ar832.9 billion (US$220 million)
and the total value of credit to clients in 2018 was Ar903.9 billion (US$239
million).22

Affordability 
An estimated 75% of the population in Madagascar earn less than the minimum
poverty line of Ar7 575 (US$2) per day.23 The monthly earnings of formal sector
employees in 2020 were on average approximately Ar784 326 (US$200),24 which
is one of the lowest levels of remuneration on the African continent.  Few
Madagascans are formally employed.25 Low salaries mean that most people
cannot afford formal housing.26 Great gender disparities also mean that women
are disproportionality affected by poverty, lack of access to land and
unemployment.27

A typical household (outside of the city centre) in Madagascar spends
approximately 39% of its income on rent.28 The monthly rent for a one-bedroom
apartment in the city centre is estimated to be Ar922 390 (US$244) while a one-
bedroom apartment outside the city centre is Ar327 302 (US$86).29 Rental for
a three-bedroom apartment in the city centre is approximately Ar3 million
(US$792) while a three-bedroom apartment outside the city centre is
Ar1 215 824 (US$321).30 The purchase price for an apartment in the city centre
is Ar4 million/m2 (US$1 056/m2) while outside the city centre it costs
Ar2 million/m2 (US$528/m2).31 This is unaffordable for the average household in
Madagascar and as a result, most people – specifically female-headed households
– opt to rent houses in informal settlements in urban and rural areas.

The total value of real estate credit was approximately Ar506 billion (US$134
million) in 2019 compared to Ar425 billion (US$112 million) in 2017.32 Interest
rates vary from 10%to 18.5% a year depending on the mortgage duration, which
is usually set between 10 and 20 years.33 What is considered affordable housing
in Madagascar costs between Ar40.6 million (US$10 719) and Ar50.8 million
(US$13 412).

Housing supply
The government of Madagascar funds a programme called Trano Mora,34 or
“affordable housing”.  Through a series of partnerships with local stakeholders
including banks, the government eases loan terms for low-income households
through this programme.  Thus the National Housing Development Plan or Plan
National de Logement (PNL) aims to build 50 000 houses a year for the next five
years.35 The Société d’Équipement Immobilier de Madagascar and the Agence
National d’Appui au Logement et à l’Habitat (ANALOGH) also aims to develop
social housing in Madagascar, but have not always met their goals due to rapid
urbanisation and the lack of involvement from strategic stakeholders in the private
sector, including banks.36 ANALOGH launched a construction programme of 762
houses in four regions in Madagascar in 2018.  Between 2013 and 2017, there was
an average growth of 2.7% of companies producing construction materials located
in Special Economic Zones (SEZ).37 These zones have been in existence in
Madagascar since 2004, the latest set up in the southern town of Taolagnaro in
2016.  The recent growth in construction has remained steady due to exemptions
in custom duties and import taxes for materials and equipment used in the
construction industry.38

Property markets
There are two main bodies responsible for land security in Madagascar : the first
is known as communes, whose main responsibility is to issue land certificates; the
second body is a sub-division of the communes, known as fokontany (clans).  This
second body is a more customary way of land distribution and inheritance, and
they may also issue land titles, but in a less formal manner.  The fokontany use what
is known as petit papiers (small papers) to transfer land property to buyers.  These
informal titles are sometimes not formally registered in the deeds registry.  It has
been estimated that 75% of households use petit papiers to invoke their land
rights.39

Habitat III estimates that in urban areas between 50% and 70% of private
properties are registered.  The central deeds registry still uses paper for records
and there is no electronic database.  The same paper-based system is used for the
land tenure and title records.40 There have been attempts to digitalise the deed
registry system over the past 15 years, with little success.41

The data for home ownership since June 2020 indicates that between 60% and
70% of houses are still rented42 with tenants unable to afford home ownership.43

Due to the informal nature of land holding, landlords can fix prices regardless of
quality or regulations and prices are mainly based on location of homes.  High
demand for renting has led to land scarcity in cities such as Antananarivo, and this
also influences the price of houses.  Most land sales (95%) are between relatives
or friends44 and a minority between official agents.   
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Urban informality
Currently, 61% of the population in Madagascar is found in the rural
areas.  No updated data is available on what percentage of the
population live in the slums.  In 2013, the slum population was estimated
at approximately 72%.  Forty-one percent of the urban population have
access to clean water (piped source) and only 6% have access to
sanitation.62

City populations in Madagascar more than doubled from 2.8 million in
1993 to some 7 million in 2018.  The urbanisation rate is 4.4% per
annum with a population growth rate of 2.6%.63

The AFD has made urban development a priority in Madagascar and
has three projects focused on key urbanisation issues such as sanitation,
climate change and improving living conditions in secondary cities.  AFD’s
project that looks at housing is called PADEVE (the Support Program
for Balanced City Development in Madagascar). 

At a national level, the National Policy for Land Planning was adopted in
2006.  Therewith, activities for improving life skills of slums population
were initiated through the Participatory Slum Upgrading Program or
PSUP by UN Habitat.
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Due to inadequate land information, 17% of households which occupy land are
tenure insecure, and face eviction if the owners die or sell their properties.45

A World Bank survey in 2013 showed that more than 10 firms had to give bribes
in the form of “gifts” to authorities to get a construction permit.46 According to
the World Bank Doing Business rankings, Madagascar is among the toughest places
in the world to obtain a construction permit and record property title, ranking
respectively at 177 and 153 out of 190 countries in these two categories.47 The
country’s overall index for obtaining a construction permit is six, which is lower
than the Sub-Saharan average score 8.5.48 For the city of Antananarivo, the overall
process for transferring a property requires six official steps, which can take up to
120 days at an average cost of Ar6 060 320 (US$1 600).49 This cost represents
approximately 9% of the value of the land compared to an average of 7.6% in
Sub-Saharan Africa.50 The average delay to obtain these documents is twice as
long as the average of any other African country (54 days).51

Policy and legislation
The constitution of Madagascar states that all citizens must have access to decent
housing, and the government has attempted to build affordable housing between
1970 and 2000.52 Rapid urbanisation has made it difficult for public authorities to
keep up with demand, however, and Madagascar has chosen to set up a conducive
environment to enable investments by the private sector, specifically real estate
developers, to build houses.  This strategy is supported by international institutions
such as the World Bank and the International Monetary Fund. 

Three key policies have been implemented to provide decent housing to citizens.
The first is the Urban Land Governance Reform Policy of 2005,53 which focuses
on the decentralisation of land management and security procedures for land
tenure. The second policy is the Politique Nationale de I’Habitat of 2006,54 a
national policy to promote access to social housing for the low-income sector.
The last policy implemented is the Reform of the Housing and Urbanisation Code
of 2015,55 which has led to planning and urbanisation laws.  These laws impose a
minimum area of 150m2 to increase the small size of current land parcels in
cities.56

To-date, these policies have failed to meet expectations and the housing sector
remains disorganised.  To address this, the World Bank conducted a study in 2020
which led to the following proposals to:57

■ Update land information via a systematic assessment and the development
of urban Local Land Occupancy Plans;58

■ Formalise and secure occupancy on a large scale using innovative tools;59 and
■ Create a dedicated agency responsible for co-ordinating and implementing

urban land operations.60

The Madagascan National Development Plan’s (PNL) recommends the further
regulation of the housing sector through the creation of regulatory bodies, legal
frameworks, and research technologies, but these have not yet been realised.61

The key to achieving the country’s PNL is the continued promotion of private
sector cooperation as well as promoting leasing systems and offering tax incentives
to real estate developers.

Opportunities 
Madagascar is heavily affected by rising urbanisation and climate change and thus
has particular housing needs.  Synergies between the financial sector and the
government, real estate developers and investors must be identified and
strengthened to create financial instruments with fewer barriers so that most
households can access decent housing.  Microfinance institutions can help achieve
this because they are more flexible than banks in their operations.

Attention needs to be paid to climate change and methods of natural building.
There is an opportunity for companies to undertake mapping or land management
to help the government achieve its goal of collecting information about land
occupancy, as well as providing better services for land tenure and deed delivery,
and land transactions for property owners and buyers.

Websites
The Central Bank https://www.banky-foibe.mg
National Treasury of Madagascar http://www.tresorpublic.mg 
African Development Bank https://www.afdb.org/ 
National Institute of Statistics https://www.instat.mg 
The World Bank http://documents.worldbank.org
Numbeo https://www.numbeo.com/
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Source: https://www.cgidd.com/C-GIDD, 2020

Availability of data on housing finance
The Central Bank produces an annual report on the economic outlook.
The International Monetary Fund (IMF), the World Bank Group, and the
African Development Bank (AfDB) produce strategies about land
management, reports about the general housing sector, and reports
evaluating the success of housing sector projects.

The Ministère du Logement produces policies and strategies to improve
the land management system and ease access to housing for all. The
National Institute of Statistics (INSTAT), UN-Habitat, the Ministry of
Economics, Finance and Budget, and the National Treasury produce
various statistics, including the national census, and key figures about
social and economic challenges in Madagascar.

The Numbeo website provides insights about the cost of living in
different countries including details about rent costs, land, and the level
of monthly income.

Data on housing finance is collected infrequently and is outdated. There
is also no central database for land or housing data in Madagascar. 
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