
Sudan

Gulf nations like Qatar, Saudi Arabia, and the United Arab Emirates. Banks dominate the
financial industry and account for over 80% of its overall assets.20 The Bank of Khartoum
is the leading bank, with over 150 outlets and cash offices across the country and a
portfolio exceeding S£913 billion (US$2 billion).21 All banks are controlled by the Central
Bank of Sudan following the 1970 Nationalisation of Banks Act. The Central Bank and the
government either fully or partially own 41% of these banks through multiple capital
injections over time to restabilise failing banks.22 In 1974, the government instituted an
open-door policy to encourage foreign banks to establish operations in Sudan. Key players
in the industry, like the Faisal Islamic Bank and Abu Dhabi Islamic Bank, took advantage of
such investor-friendly laws to enter the Sudan market. 

Overview
In 2021, Sudan's estimated population was approximately 44.9 million, of
which 49.1% (22.43 million) were male. An estimated 57% (25.5 million) of
the population is working-age (15-64 years), and approximately 4% (1.6
million) older (65 years or more).1 While the annual population growth rate
has slightly declined over the past decade2 – from 3.8% in 1990 to 2.4% in
2021 – the urban population has been growing. The urbanisation rate was
3.3% in 2021.3 Approximately 36% (15.6 million) of the population live in
urban areas.4 More than a third (37%) or six million of this urban population
resides in the country's largest city, Khartoum. The rural population constitutes
28.9 million.5 Although most people live in rural areas, rural-urban migration
is increasing6 because of land shortages, poor amenities, conflict, and declining
agricultural production. Despite the growing urban population, the
construction of social, low-cost, and investment housing has remained low,7

leading to a housing supply shortage of 2.5 million units.8 At least 88% of
Sudan's urban population lives in slums and informal settlements.9

Sudan's economy is sustained primarily by agriculture and mineral-fuel
extraction. Sudan's economic growth has been stunted with a -3.6% drop in
the gross domestic product (GDP) in 2020, improving to 0.5% in 2021.10

Monetary policies by the Central Bank of Sudan designed to boost economic
growth have achieved limited success since the CPI-based inflation peaked at
382.8% in 2021 when fuel subsidies were removed as the currency fell.11

Other aggravating factors include the pandemic, political instability, and the
Russia–Ukraine conflict. Inflation is expected to fall to 115% through 2023 as
these challenges ease. However, political unrest resulting from the October –
November 2021 coup d'état has also slowed economic growth. The military
takeover was conducted by General Abdel Fattah al-Burhan, who assumed
control of the government and detained many leaders.12 The resulting chaos
left scores of civilians and law officers dead. Massive economic losses followed,
with exports decreasing more than 85% as of January 2022.13 As an oil-
exporting nation, COVID-19 dealt a macroeconomic blow to Sudan, as crude
oil prices plummeted to unprecedented levels.14 Oil income is the largest
source of government revenue, accounting for 7.92% of total exports as of
2017.15 Despite these problems, the AfDB expected growth to bounce back
to 5.3% in 2021/22 and 6.5% in 2022/23 as economic activity increases with
the elimination of travel restrictions associated with COVID-19.

Sudan struggles with land degradation, sustained temperature increases,
devastating droughts and floods, and locust incursions that reduce farm
production, hamper development, and disrupt household incomes.
Subsistence farmers lose approximately 20% of harvests to adverse weather
events, coupled with the loss of human and land resources. In August 2022,
flash floods destroyed over 5 000ha of agricultural land and 47 400 houses
in Gedaref, Darfur, Kassala, White Nile, and Sennar.16 Sudan ranked 177th out
of 182 nations in climate flexibility and adaptation in the 2020 Country Index
of the Notre Dame Global Adaptation Initiative.17

Access to finance
Sudan is home to 35 operating banks concentrated in Khartoum,18 including
five foreign and four state-owned banks.19 Most foreign banks originate from
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Main urban centres
Al Gadarif, Al Obeid, Kassala,
Khartoum, Nyala, Port
Sudan,Wad Medani

Exchange rate (1 July 2022): 1 USD = [a]
1 PPP$ = (2021) [b]

456.47 Sudanese Pound (SDG)
70.68 Sudanese Pound (SDG)

Total population (2021) [b] |  Urban population (2021) [b]
Population growth rate (2021) [b] |  Urbanisation rate (2021) [b]
Percentage of urban population living in slums (2018) [d]
Population living less than 5m above sea level (2010) [b]
Most common fuels used by households |  by B40 households 
Percentage of female-headed households 
Percent of population that have received at least 1 dose of COVID-19
vaccination as of 1 October [c]
Unemployment rate (% of total labour force, national estimate) (2021) [b]
Percentage of women participating in the labour market formally 
(2021) [b]
Gini coefficient (2017) [b]
HDI country ranking (2020) [d] |  HDI country score (2021) [d]

44 909 351 |  15 984 585
2.39% |  3.35%
88.4%
0.3%
n/a |  n/a
n/a

15.16%
19.8%

29%
35.4
171 |  0.51

GDP per capita (Current US$) (2021) [b]
GDP (Current US$) (2021) [b]
GDP growth rate (2021) [b]
Inflation rate (2021) [b]
Lending interest rate (2020) [b]
Proportion of adult population that borrowed formally (2014) [b]

US$764
US$34 326 million
0.11%
382.8%
5.10%
46%

Number of residential mortgages outstanding (2019) [f]
Value of residential mortgages outstanding (USD) (2019) [f]
Prevailing residential mortgage rate |  Term [g]
Maximum LTV on a residential mortgage [h]
Ratio of mortgages to GDP (2019)
Number of residential mortgage providers (2019) [f]
Percentage of women who own a house alone and/or jointly
Number of microfinance loans outstanding (2019) [f]
Value of microfinance loans (USD)
Number of microfinance providers (2020) [i]

6 250
US$937.5 million
12 – 21% |  20 years
60%
4.96%
15
n/a 
1 300 000
n/a
38

Total number of residential properties with a title deed (2019) [f]
Number of formal dwellings completed annually (2019) [f]
Number of residential projects certified by EDGE
Price of the cheapest, newly built house by a formal developer or
contractor in an urban area in local currency units  
Size of cheapest, newly built house by a formal developer or contractor
in an urban area  
Typical monthly rental for the cheapest, newly built house
Cost of standard 50kg bag of cement in local currency units (2019) [f]
Type of deeds registry: digital, scanned or paper (2020) [j]
World Bank Ease of Doing Business index rank (2020) [j]
Time to register property (days) |  Cost to register property (2020) [j]
World Bank DBI Quality of Land Administration index score (0-30)
(2020) [j]

185 000
32 000
n/a

n/a

n/a
n/a
1 315 SDG (US$29.01)
Computer - Scanner
171
11 days |  2.60%

5.50

NB: Figures are for 2022 unless stated otherwise.

[a]    Xe.com
[b]    World Bank World Development Indicators
[c]    Johns Hopkins University Coronavirus Resource

Center
[d]    United Nations Human Settlements Programme

(UN-HABITAT)

[e]    Demographic and Health Surveys, USAID 
[f]     Kalamu Consulting
[g]    The Bank of Khartoum 
[h]    Qatar National Bank
[i]     Making Finance Work for Africa
[j]     World Bank Ease of Doing Business Indicators



Islamic banking (Shari'ah) principles have governed the finance industry since the
Islamic Legal Revolution in the 1980s.23 Financial access is weak: only 15% of
Sudan's population have registered bank accounts.24 The unavailability of banking
services is a major aggravating factor. Sudan had only 3.4 commercial bank branches
per 100 000 adults in 2018 compared to 4.7 in Kenya25 and 9.2 in South Africa.26

However, promising trends in internet usage could increase financial access. As of
2020, 28% of the population constituted active internet users, which translates to
approximately 12.5 million individuals. Mobile internet users opt for online banking
services based on ease of use, quality of service, and convenience.27 The banking
sector has yet to fully optimise these modern technologies, including e-banking.28

Constrained access to banking services has increased reliance on non-bank
alternatives. Most Sudanese seeking formal housing rely on cash and diaspora
remittances from family members. The annual diaspora remittances to Sudan
average S£1.369 trillion (US$3 billion).29 Residents also seek funds from white-
collar jobs, but this is complicated by a high unemployment rate, which currently
stands at 19.8%.30 Unemployment disproportionately affects women, as female
unemployment is double (30.7%) the male unemployment rate (14.6%).31

The rate of non-performing loans in microfinance institutions was 7.7% in 2017
but decreased to 4% in 2018.32 The improvement is associated with better credit
supply, market confidence, and economic growth. However, the lending interest rate
and minimum mortgage rate were high at 12%.33

Affordability 
Poverty levels have worsened over time. Poverty increased in 2021 to 55.9%,
partly due to COVID-19, but also other aggravating factors like conflict and climate
change.34 The Russia-Ukraine conflict is expected to make this worse. Many
factors constrain housing affordability, including unemployment, default risk,
economic performance, rising housing costs, and the inflation rate. The
deterioration of economic activity due to COVID-19 slashed household incomes
and purchasing power.35 Many households extend their incomes by cutting back
on food costs, depleting their savings, and relying on credit to survive.  

Housing and land costs have increased over the years without a corresponding
improvement in the employment rate or economic growth. In Khartoum, land
prices averaged S£685 000/m2 (US$1 500/m2) in 2018, which the Sudan
Contractors Association considered exorbitant.36 The problem is compounded
by a high reliance on imported building materials and escalating inflation rates. The
housing inflation rate was 17.7% in 2018.37 Notably, most employees earn monthly
salaries between S£10 042 (US$22) and S£38 343 (US$84).38 According to the
Sudan Contractors Association, it would take between 20-83 years for most
employees to accumulate enough funds to construct a decent house if they saved
at least 25% of their salaries.39

Housing supply
Sudan has achieved significant milestones in housing but is yet to meet demand
for housing. The overall housing supply deficit in 2018 was 2.5 million units.40 The
National Fund for Housing and Reconstruction was established in 2008 to build
decent houses, which can be repaid in flexible instalments, for vulnerable families
in slums and informal settlements. The organisation was later split into two
agencies.41 The first arm focused on low-cost housing for the poor and slum
dwellers, while the second agency produced investment housing or apartments
for more affluent Sudanese. As of 2020, 1 461 investment units had been
completed compared to 9 358 low-cost houses. Financial limitations coupled with
high land and construction costs have hampered the organisation's efforts, and
88% of Sudan's urban population still resides in slums.42

Approximately 87% of the population reside in modest own-built houses. In urban
areas, 67.39% own homes while 21.66% pay rent and 4.85% live in houses
provided by employers.43 The average monthly rent for a 150m2 furnished two-
bedroom apartment in Al-Taif, Khartoum, is S£250 627 (US$549).44 Most
residential properties are constructed on land plots ranging from 300m2 - 500m2.
Government structures and policies on land allocation and title deeds are
underdeveloped. Land ownership is primarily governed by a combination of civil
and customary rules.45 Bureaucratic processes also hinder the housing supply.
Investors undertake at least 16 procedures over 255 days to obtain construction
permits, costing 2.6% of the project.46

Most building materials are primarily imported, including cement, plaster, mica, steel,
paint, wood products, asbestos, and stone.47,48 Dependence on imported building
materials exacerbates house price increases. Commodity prices have increased
globally, while the Sudanese pound weakened against the US dollar. The official
exchange rate of the Sudanese pound to the dollar weakened by 15% in March
2022 as a result of the Central Bank allowing the currency to float. The pound fell
to S£530 to the dollar compared with S£448 previously.49,50 Ahmed et al in
academic paper evaluated the impact of increasing commodity prices on public-
funded housing projects using data from three contractors in Qadarif, Zalingei,
and Khartoum. The basic contract price for a tonne of cement was S£2 150
(US$3.75) in June 2017 in the Khartoum project but increased to S£3 600 (US$6)
by May 2018, while the price of reinforced concrete more than doubled from
S£14 000 (US$107) to S£28 500 (US$219) within the same period.51

The growing urban population comprising individuals from war-torn areas was
considered a threat to Omar al-Bashir's regime (1989-2019).52 Strict property
control and security measures were enacted to manage this population on the
urban fringes, where plot sizes range between 200m2 and 350m2.  These small
plots were designed for fast and inexpensive connections to social amenities like
water and electricity, but this was hindered by the inability to obtain legal property
rights. 

Property markets
Sudan's high-end real estate market has thrived. The number of gated communities
has especially been rising, spurred by demand from a growing middle class that
seeks secure, affordable, and fashionable housing. As of 2016, 14 gated communities
featuring over 5 600 units were either complete or under construction in
Khartoum.53 Still, most Sudanese consider their rural homes their permanent
address despite owning homes in urban areas. Limited access to financial services,
a high poverty rate, and underdeveloped mortgage laws limit home ownership
to inhabitants who can buy with cash or savings. 

Poor digitisation and overreliance on a customary land tenure system have
impeded housing progress. Most of Sudan's land is unregistered and communally
owned for farming.54 Such lands are considered vacant or state-owned by default.
Government denial and repossession of communal land ownership are major
causes of conflict. Repressive customary practices restrain women from owning
land unless through their male relatives.55 Also, land registration is an expensive
and protracted process. Individuals must pay 2.6% of the property value to register
a property through six procedures over 11 days.56

Affordable housing for low and middle income earners is in greater demand than
high-end villas. More than 50% of Sudan's population can only afford houses made
from nondurable materials, while middle income earners, who comprise at least
10% of the population, seek low-cost but durable houses.57 These proportions
represent millions of Sudanese, yet the National Fund for Housing and Recon-
struction had completed less than 10 000 low-cost houses as of 2020.58 Private
developers have also had limited success in reducing the housing supply shortage.

Sudan is a highly patriarchal society where men dominate decision-making and
access to goods, services, and property.  Women are generally considered inferior
and are deprived of education and economic resources. Prejudiced cultural
practices inhibit women's access to property. 

Policy and legislation
Sudan lacks a cohesive land tenure framework. Land ownership and registration
are subject to discordant statutory and customary laws developed over time. The
Land Resettlement and Registration Act of 1925 is still the primary legal
framework dealing with land rights and land registration.59 This law established
government possession of all untenanted land alongside the procedures for land
allocation, registration, leasing, resettlement, and titling. The law also outlined land
allocation and utilisation arrangements and compensation mechanisms in urban
areas. However, this law's real-life applications mainly feature forceful confiscation
of community lands.60 Powerful individuals connected to the ruling regime often
use this colonial law to possess large tracts of land.  The Unregistered Lands Act
of 1970 created confusion by bestowing all unlisted lands to the ruling regime,
even though local communities use the properties.61 As a result, various regimes
have assigned plots for commercial development without consulting current owners.
Infringements of communal land ownership rights have fuelled violent conflict. 
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The Local Government Act of 1998 improved land management through by
establishing local committees that validate land ownership and registration.62

These committees are still functional in Darfur and other urban areas, but political
instability has impeded developing a secure land tenure system that would
encourage housing investments. Area Land Committees also partner with the
government and local communities to develop land use policies for various physical
and social infrastructure. Slum upgrading projects and other housing schemes are
facilitated by these committees, which spearhead mediation and consultation
processes between landowners and investors. The Land Act prohibits foreign land
tenure but recognises leaseholds of up to 99 years for investment reasons.63

Far-reaching land tenure reforms followed the Interim National Constitution of
2005, with customary land possession and traditional land regulations being
acknowledged. Locals gained communal land use rights. If investors or communities
need land for public use and development, claimants are compensated through
cash or equivalent land. A Land Commission was also institutionalised to determine
land issues. Developers can now access prime land for housing interventions, but
complaints about non-existent or incomplete compensation often beleaguer major
projects.64

Inadequate urban design and land tenure policy in the context of a rapidly
increasing urban population have compounded the land management problem in
the main urban areas. Poor use of the law exposes residents to aggressive evictions
from areas earmarked for development and subsequent relocation to the fringes.65

For developers, acquiring land parcels from residents whose collective ownership
rights are ambiguously itemised in legal frameworks is an ongoing challenge.
Further, these land tracts are located in the peripheries where the city borders
the desert. Other challenges entail illegal subdivisions of legally owned land through
unofficial arrangements.66 Powerful individuals often collude with government
officials to acquire, subdivide, and develop unoccupied lands. The resulting housing
developments occur without government approval and in violation of relevant
laws.67

The government encourages housing interventions through policy and special
programmes like the Khartoum Housing and Development Fund to provide low-
cost houses, middle income apartments, and high-end villas.68 Public-private
partnerships involving banks, the Ministry of Planning and Public Utilities of Sudan,
and the University of Khartoum have been forged to solicit resources for the
project. However, the programme's ultimate objective of delivering safe and
affordable housing to inhabitants is hindered by insufficient funds, prohibitive policy,
and bureaucratic state procedures.69

UN-Habitat has proposed an actionable urban strategy to enable Sudan to
optimise its assets and opportunities, given the growing urban population.70

However, urban development remains a low priority in Sudan, overshadowed by
other pressing issues related to political instability, poverty, and declining agricultural
production.

Opportunities 
The country should prioritise urban planning to better manage its assets and
systematise basic infrastructure as well as land acquisition, registration, and use.
More deliberate efforts are necessary to align civil and customary land tenure
systems. The conflict between traditional and legal land laws aggravates poverty,
political instability, and the spread of informal settlements. 

Incremental housing policy could alleviate the gap between housing demand and
supply.  Efforts by the Ministry of Planning and Infrastructure to meet the demand
for housing alternatives via the Housing and Development Fund are well-
intentioned but inadequate. The houses are meant for low and middle income
earners and typically include a secure wall and a small house with a room, toilet,
and kitchen. These houses are located on sizeable 150m2 - 350m2 plots on urban
fringes.71 Beneficiaries are expected to improve their houses as income and family
size increase. However, the fund has supplied too few units for the large Sudanese
population needing houses. Greater funding should be directed to such housing
mechanisms.

Digitisation of the land tenure system and banking services represents another
vital opportunity. Increasing penetration of the internet and electricity in Sudan
should correspond with a rise in digital banking. The number of Sudanese with
access to the internet has increased, but partial digitisation of banking services
continues to restrict access to housing finance. Technology optimisation will
increase convenience and reduce costs. 

A digitised land registration system would help individuals and investors access
land records and conduct land searches. Land registry digitisation is also critical to
enhancing transparency, efficiency, and accessibility of land records. The goal is to
ensure appropriately defined property rights. Multi-sectoral collaboration between
technology firms and the government will help Sudan achieve this objective.
Research conducted by Iheanachor and Umukoro (2022) shows how partnerships
in digital financial services often enable creation of a robust ecosystem based on
mutual relationships that facilitate financial inclusion.72

Local manufacturing of building materials is another opportunity. Sudan's inability
to meet the housing demand is precipitated, in part, by an overreliance on
expensive imported building materials. 

SUDAN – Considering housing affordability from a household perspective
For low income households seeking access to affordable housing,
affordability is dependent on a number of factors, including income,
competing expenses, transport costs (which are likely linked to housing
location), and the cost of finance. Data specific to individual countries
and housing developments is often not available, thus requiring
evidence-based assumptions to generate estimates of affordability.

In order to get a better grasp on the affordability of home ownership
in various countries, we considered two simplified scenarios – law
enforcement officer and teacher. These entry-level occupations were
chosen because they are fundamental to the economy and society,
comprise a large portion of the formal workforce in most African
countries, and are fairly secure while having relatively low skills entry
points. 

The two occupations are also inclusive of both genders, since in many
countries, teachers are female while law enforcement officers are
male. 

Cautionary notes
It must be emphasized that these are hypothetical scenarios
– not calculations based on comprehensive research of income
levels in each country. 

We have based our calculations on some generic assumptions
applicable to all countries, including 30% of household income
spent on housing. We are also assuming a household is eligible
for a formal mortgage, and that such financing is available –
which may not be true for substantial segments of the
country’s population. Alternative forms of finance, including
non-mortgage finance, and once-off income sources (e.g.
pension payouts or inheritances) are not taken into account. 

The calculations used the prevailing terms and conditions for
mortgages in the specific country, as collected through our
annual Yearbook data collection process.

Mortgage assumptions – Sudan 

–   16.5% interest rate                                        –   20 year loan tenor
–   40% deposit                                                  –   60% loan to value ratio

If you are a law 
enforcement 
officer living in a 
major urban area

If you are a
teacher 
living in a major 
urban area

who earns
S£10 100
per month

who earns
S£38 700
per month

you could afford
to purchase a 
S£353 419
house with 
a mortgage.

you could afford
to purchase a 
S£1 354 188
house with 
a mortgage.

Availability of data on housing finance
There is a wealth of online housing finance data. The Central Bank of
Sudan consistently publishes annual financial reports on money supply,
economic developments, gross domestic product, and lending. These
reports are publicly available online, but some are published in Arabic,
which limits access. Other sources include the Ministry of Finance and
Economic Planning and the Sudan Contractors Association. However,
information is published sporadically. The Central Bureau of Statistics is
archived. Overall, Sudanese institutions are yet to openly share housing
finance data online. Independent entities like The World Bank and The
African Development Bank help bridge the information gap.  
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Green applications for affordable housing 
Ongoing peace-building efforts and global economic restructuring in the
aftermath of COVID-19 present Sudan with an opportunity to initiate
and sustain a green economy. Sudan, however, seems unprepared to alter
prevailing carbon-heavy growth strategies. 

A Sustainable Building Council was launched in 2018 through
collaboration between the ruling regime and the World Green Building
Council.71 However, the organisation does not have a website or active
social media engagement to demonstrate its progress. EDGE
certification is provided by Sintali-SGS, a globally recognised organisation
for auditing and credentialing houses.72 Evidence of EDGE-certified
buildings could not be found.

Approximately 40% of Sudanese lack adequate access to clean and safe
water, 67% lack proper access to basic sanitation, and 44.6% lack
sufficient access to electricity.73 Sudan relies primarily on non-renewable
sources of electricity, particularly coal and oil.


