
Guinea-Bissau

Guinea-Bissau, with implementation support from UNDP.18 The project was approved
in June 2022 and will be implemented over three years.19

Access to finance
Guinea-Bissau has one the lowest levels of financial inclusion of the countries in the West
African Monetary and Economic Union (WAEMU) region.20 As of December 2021, only
2.7% of businesses in the country had access to microfinance or bank credit.21 The lack
of financial inclusion in Guinea Bissau has led to extreme difficulty in accessing housing
finance in the country.  To improve access to finance and financial services, the Guinea-
Bissau government requested the UNDP, the Central Bank of West African States
(BCEAO) and other key stakeholders to support it in developing a national financial
inclusion strategy.22 The government is hopeful that, once developed, the strategy will

Overview
Guinea-Bissau is one of the world’s poorest countries, with several successful
coups since its independence in 1974.1 Weak institutions, corruption, and
political instability have greatly hindered housing finance and affordability in
the country.  The country has a small population  of 2 026 778, of which 45%
is urbanised.2 With an average annual urban growth of 3.4%, demand for
housing has increased over the years.  All the urban centres in Guinea-Bissau
suffer from unplanned growth. This is caused by inadequate policies for land
allocation, weak institutional and technical capacity, the lack of a property
cadastral system for tax collection, the lack of land use planning and a lack of
financial resources to provide basic services.3

The country’s economy has recovered from the pandemic with gross
domestic product (GDP) growth of 3.8% from CFA900.975 billion (US$1.43
billion) in 2020 to CFA1.033 trillion (US$1.64 billion) in 2021.4,5 The
economic growth was largely due to trade recovery, particularly in the cashew
sector.6 The AfDB forecasts  that GDP will grow by 3.7% in 2022 and 4.5%
in 2023.7 However, given Guinea-Bissau’s history of political instability and a
failed coup attempt in February 2022, the envisaged economic growth and
poverty reduction remain uncertain. The inflation rate is projected to reach
4.1% by the end of 2022 and decrease to 3.2% in 2023.8 Over the years,
the CFA has been on a downward trajectory against the US dollar, although
in recent months the CFA has rallied slightly. In July 2022, the US dollar sold
for CFA642, in contrast to CFA580 in December 2021 and CFA557 in 2020.9

The continuous depreciation of the CFA has far-reaching consequences for
the housing market as the country is a major importer of goods. As the
currency weakens, affordability falls.

Floods are a recurring natural hazard in Guinea-Bissau, especially along its
coast,10 which is below sea level, making the country the second most
vulnerable state to sea level rise, after only Bangladesh.11 Increased salinisation
from the ocean has harmed rice production, inundated coastal aquifers, and
caused coastal erosion.12 Climate issues, such as flooding, have not only
affected agricultural produce in the past, but also added to the country’s
housing crisis. Between 2003 and 2005 flooding caused bridges and makeshift
housing to be damaged in the eastern region of Guinea-Bissau, and forced
people to leave their communities.13 More recently, between 2016 and 2022,
homes in Bissau and its neighbouring cities have been badly damaged due to
heavy flooding and rainfall.14,15 Poor construction methods and materials
used by owners and contractors during construction makes the houses
vulnerable to damage during flooding.16

Guinea Bissau, with the help of the United Nations Development Programme
(UNDP), has undertaken projects to help mitigate the impact of climate
change and increase the resilience of the population including creating
reservoirs to conserve rainwater. Other measures include the creation of a
weather forecasting systems, so that people can be warned about drought
and rain; and the introduction of a salt pan system, which uses sunlight to
produce salt.17 Furthermore, to support the climate adaptation needs in the
country, the Green Climate Fund approved approximately CFA4 billion (US$2
million) in financing to establish a National Adaptation Planning Process in
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Main urban centres

Bolama/Bijagos, Cacheu,

Gabu, Oio, Quinara, Bafata,

Biombo, Bissau, Tombali

Exchange rate (1 July 2022): 1 USD = [a]

1 PPP$ = (2021) [b]

630.05 CFA Franc (XOF)

219.15 CFA Franc (XOF)

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]

2 015 490 |  899 251

2.38% |  3.33%

74.4%

15.3%

n/a |  n/a

n/a

30.13%

6.8%

64%

50.7

177 |  0.48

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 

US$812

US$1 639 million

3.80%

0.2%

5.1%

n/a

Number of residential mortgages outstanding (2019) [g]

Value of residential mortgages outstanding (USD) (2017) [g]

Prevailing residential mortgage rate |  Term [g]

Maximum LTV on a residential mortgage (2017) [f]

Ratio of mortgages to GDP (2017)

Number of residential mortgage providers [h]

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

Number of microfinance loans outstanding [i]

Value of microfinance loans (USD) [i]

Number of microfinance providers [i]

350

US$0.11 million

8 – 12% |  25 years

90%

0.10%

6

n/a

109 688

US$1.36 million

6

Total number of residential properties with a title deed 

Number of formal dwellings completed annually

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 [j]

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

an urban area [j]

Typical monthly rental for the cheapest, newly built house [k]

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

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

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

Time to register property (days) |  Cost to register property (2020) [m]

World Bank DBI Quality of Land Administration index score (0-30) (2020) [m]

n/a

n/a

n/a

40 146 935 XOF

40m2

97 411 XOF

5 000 XOF (US$7.94)

Paper

174

48 days |  5.4%

3.0

NB: Figures are for 2022 unless stated otherwise.
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[h] Orabank

[i] Central Bank of West African States (BCEAO)

[j] Cost of Living in Guinea-Bissau
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[l] Association of Consumers of Goods and Services
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[m] World Bank Ease of Doing Business Indicators



provide new mechanisms to enhance accessibility to microfinance, especially for
young and women entrepreneurs and improve the country’s financial ecosystem. 

In providing mortgages, the Caisse Régionale de Refinancement Hypothécaire
(CRRH) has established itself as a key player in the development of the WAEMU
mortgage market. Established in 2010, CRRH has partnered with the International
Finance Corporation (IFC) and the World Bank Group to promote access to
housing finance in WAEMU countries (Benin, Burkina Faso, Côte d'Ivoire, Guinea-
Bissau, Mali, Niger, Senegal and Togo) through the provision of long-term maturity
housing bonds. By December 2021, the CRRH had refinanced CFA272.5 billion
(US$432.50 million) for the promotion of housing finance in favour of 41
shareholder banks in the eight WAEMU countries.23  Furthermore, at its 11th
extraordinary meeting held in April 2022, the CRRH approved a debt programme
for an amount of CFA255.6 billion (US$405.681 million) for refinancing housing
loans in the  WAEMU countries from 2022 to 2023.24 The debt programme also
includes issuing bonds by public call for savings up to CFA179 billion (US$284.103
million), and mobilising concessional resources of CFA76 billion (US$121 million)
from development partners.25 Through its bond programme, the CRRH’s funding
enables banks in the WAEMU region to extend the tenure of their mortgage loans,
making them more affordable, thus providing low and lower middle income
households with access to finance to buy homes.

All six commercial banks in Guinea Bissau are mortgage providers and loan
servicing points.26,27 The maximum term for residential mortgages offered by
banks in the country is 15 years. Interest rates on residential mortgages offered by
banks range between 7.5% and 12%. For example, Banco Da Africa Ocidental offers
an interest rate of 12% on residential mortgages while Orabank offers 7.75%
including tax.28,29 In 2021, the value of outstanding mortgages in the country was
reported at CFA69.306 million (US$0.11 million).30

Affordability 
High rates of poverty and the cost of living are partly responsible for housing
shortages and a lack of affordable housing in the country. 47.7% of the country’s
population (888 250) were poor in 2018, living below a monthly consumption
per capita of the national poverty line of CFA271 000 (US$430.12).31 More than
75% of the poor people live in rural areas, surviving on low income jobs.32 For
heads of households working in the informal sector, the poverty headcount was
52.2% compared to 25.7% for heads of households working in the formal sector.33

Using the US$1.90 international poverty line, the survey projected that extreme
poverty will be down slightly from 64.9% in 2021 to 64% in 2022. This marginal
decline is not expected to improve housing conditions.  Extreme poverty in the
country has greatly reduced housing affordability in urban centres, pushing many
of the urban population into slums.  In 2018, the World Bank reported that more
than 74% of the urban population live in slums. 34 Furthermore, the absence of
formal urban planning since the mid-1980s has led to a rapid increase in informal
settlements with no access to water and energy.35

Since poverty and low incomes have prevented many Bissau-Guineans from
accessing quality housing and mortgages, the UNDP Guinea-Bissau has
implemented an intervention scheme to reduce poverty and increase affordability
in the country through financial inclusion. The intervention scheme is in line with
two of the primary impact areas of UNDP’s strategic offer in Africa, which are
youth and women employment, and empowerment and structural economic
transformation. The aim of the UNDP’s scheme is to increase equitable access to
innovative low cost financial services and solutions.36 The intervention scheme
targets women, youth, micro, small and medium enterprises (MSME), vulnerable
groups in local communities, and the informal sector.37 The services proposed in
the scheme framework would help to reduce transaction cost and increase the
inflow of remittances in the country. Overall, the UNDP scheme would directly
improve the country’s poverty levels and benefit local economies.38

Housing supply
In 2015, the government of Guinea-Bissau initiated a social housing programme
in partnership with the Republic of China, to improve housing supply in the
country. The target was to construct 1 000 housing units across the country.39

The constructed housing units would rehouse residents due to be displaced by a
government plan to demolish and redevelop buildings in some neighbourhoods
of Bissau.40 The housing scheme includes the construction of two-bedroom, three-
bedroom and four-bedroom houses in the Bissalanca area, next to Bissau’s
international airport. 

Most houses are traditional in Guinea-Bissau, made of adobe, mud, and of a blend
of woven branches and straw.41 The quality of most houses in the city of Bissau
is poor, due to lack of electricity, clean water, and basic sanitation.42 In 2020, only
18% of the total population had access to basic sanitation, 40.9% had access to
drinking water, and 33% could access electricity. Recent data on the country’s
housing sector reveals that over 76.3% of households live in dwellings built of
adobe bricks, 14.5% in reinforced adobe brick dwellings, and 5.4% in dwellings
built with cement blocks.43 The Instituto de Tecnologia Social (ITS) described
Bissau as a city conceived without adequate planning. The ITS found that planning
in the city of Bissau is further characterised by a blurring of plots and
neighbourhoods, the absence of urban landmarks, and inadequate distribution of
public buildings for community services.44

Construction costs are another major constraint on housing supply. As a country
highly dependent on imports, most of Guinea-Bissau’s building materials are
imported, which leads to the high cost of building materials. In 2020, Guinea Bissau
became the 143rd largest importer of cement in the world, importing CFA3.81
billion (US$6.047 million) worth of cement.45 Cement became the ninth most
imported product in the country. In 2020, the country became the 184th largest
importer of iron and steel, as the country imported CFA3.811 billion (US$6.048
million) worth of iron and steel.46 Senegal is one of the primary suppliers of steel
and cement to Guinea Bissau, exporting CFA1.512 billion (US$2.4 million) worth
of steel and CFA618.081 million (US$981 thousand) worth of cement.47,78 From
2019 to 2021, the price of a locally produced 50kg bag cement increased from
CFA4 500 (US$7.14) to CFA5 000 (US$7.94).49,50 Meanwhile, the selling price
of an imported 50kg bag of cement remained unchanged within this period, at
CFA5 000 (US$7.94).51,52

In November 2021, the CRRH received a CFA26.3 billion (US$41.743 million)
loan from Proparco, a subsidiary of the French Development Agency. The loan is
for the CRRH to improve its affordable housing financing offer with the
development of affordable homes for more than 1 800 middle income households
from the WAEMU region. This will also create 9 000 indirect jobs in five years.53

WAEMU banks issue 15 000 new mortgages annually.54 This amounts to only a
small fraction of the estimated region’s housing deficit, as 800 000 housing units
are needed annually to address the shortage.55 To improve housing infrastructure,
in 2022 the AfDB released a CFA41.835 billion (US$66.4 million) support package
to aid rural electrification programmes in the country.56

Property markets
The protection of property rights is poor in the Guinea Bissau as its legal system
is weak.57 The enforcement of contracts is also difficult, as it takes an average of
1 785 days to do this.58 In 2020, the country scored 8.5 out of 18 in the Quality
of Judicial Processes Index.59 With a score of 43.2% in 2020, the country was
ranked 174 among 190 economies on the ease of doing business according to
World Bank yearly ratings. It takes an average of 48 days and five procedures to
register a property. The cost for registration was 5.4% the property value.60 For
construction permits, it took an average 143 days and 13 procedures to get
approval.  Getting credit is also difficult and the country was ranked 152, scoring
30% in credit accessibility.61

The cost of living in Bissau is relatively high compared to the financial ability of
most of its citizens. For example, the average cost of living per month, inclusive of
rent, is CFA395 672.88 (US$628) per person and CFA903 495.07 (US$1 434)
for a household of four.62 Meanwhile, the average salary before tax is CFA630
052.35 (US$1 000) a month.63 The monthly rental price of a one-bedroom
apartment inside Bissau city centre is CFA214 900.96 (US$341.08) and outside
the city centre is CFA119 913.84 (US$190.32),64 while the selling price of
apartments in the city centre and the suburbs are CFA967 130.36 (US$1 535)
and CFA824 108.47 (US$1 308) per square metre respectively.65 The average
cost of land per square metre in urban centres is CFA15 350 (US$24.36).66 The
minimum standard plot size of 500m2 for residential property in Guinea-Bissau
can significantly increase construction costs, indirectly affecting housing cost and
affordability.67. Over 55% of the country’s agricultural production is carried out
by women and 45%  of women are well-educated.68 Despite this, the effect of
poverty is more prevalent in women than in men.69 Furthermore, if a woman’s
husband or father dies, she has no right to inherit family property. Even though
existing land legislation guarantees the right to use land without discrimination,
the constitution has failed to protect women when implementing this law.
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Policy and legislation
Guinea-Bissau’s constitution grants the rights to the use of land to all individuals
without discrimination under the concession or authorisation of the government.70

However, discriminatory practices in the execution of laws on land ownership has
excluded many women. The 1998 Land Law marked a regulatory step forward in
providing stronger tenure security to attract private investment and boost the
land market while maintaining the constitutional principle of land as state
property.71 However, since its approval, this law has not been implemented, mainly
due to corruption and political instability.72 There are therefore several significant
gaps in the constitution associated with women’s rights in Guinea Bissau.73 The
Association for Women Lawyers in Guinea-Bissau has advocated the amendment
of the constitution to make a specific provision on equality between women and
men.74 The association also demands that the constitution be amended to
compensate for the historical and social disadvantages that women suffered and
continue to suffer in the country.75 For example, customary laws on land
ownership and property rights of various communities and ethnic groups
discriminate against women.76 These customary laws, which were adapted from
traditional rules and administered by traditional community leaders, remain
prevalent in Guinea-Bissau due to legal institutions that are ill-prepared to protect
women’s civic rights and the failure to implement constitutional laws.77

To improve land ownership rights, the National Commission for Human Rights with
support from the UNDP initiated an awareness programme on land law and
regulation across various regions in the country. The aim was to sensitise citizens on
the issues of use, ownership, and exploitation of land by creating local land
management structures at the community level in accordance with legal provisions.78

The credit bureau system in the WAEMU region is underdeveloped. This poses
challenges in the regulatory framework for housing and housing finance in the
region. According to the World Bank, myriad issues relate to credit lending on
both the supply and demand side.79 On the supply side,  provision of credit is
hindered by disruptions in the flow of information and communication between
banks and applicants. Inefficiencies in the judicial system for loan recovery also
hamper credit lending. On the demand side, most financial institutions complain
of the lack of eligible collateral by loan applicants. 

Opportunities 
Running a business in Guinea Bissau is slow and difficult, especially for start-up
companies and MSMEs.  The absence of microfinance institutions in the country,
the lack of affordable loans and mortgages, corruption, a  weak legal and
institutional framework, and lack of government support, have created a non-
conducive environment for MSMEs and start-ups companies. 

To create a thriving business environment for investors, including real estate
investors, the UNDP advised the government  to  strengthen public private
partnerships, strengthen gender and youth equality, increase access to inclusive
finance, and promoting existing labour market policies.80

For 2022, the country’s economic freedom score was reported as 46, making its
economy the 166th freest out of 177 countries.81 In the Sub-Saharan region of
Africa, Guinea-Bissau was ranked 42nd among 47 countries in economic freedom,
however its overall score in economic freedom was below the world average.82

Over the past  decade, the World Bank, the IFC, and the International
Development Association (IDA) Private Sector Window (PSW) have continuously
supported and facilitated the expansion of the CRRH in the WAEMU region to
scale up an emerging market in bonds that supports housing finance.83 The CRRH
refinances mortgages for eight countries, including Guinea Bissau, where mortgage
offers for housing are limited and the maximum tenure on housing mortgages is
short.84 The IFC is helping to pioneer long maturity bonds for housing finance,
crowding in private sector finance and gradually establishing the feasibility of the
long maturity housing bond market for the WAEMU region. The IFC provides the
long-term local currency needed at the pricing level of the CRRH bond, through
the support of the IDA PSW.85 The CRRH’s longer-term funding through its bond
programme allows banks to extend the tenure of their mortgage loans, making
them more affordable and allowing low income and middle income households
to buy or build homes.86

Expanding housing finance puts credit within reach of traditionally disadvantaged
groups, such as women and MSMEs, and harnesses urbanisation to promote
economic growth.  The World Bank’s investments are strengthening the crucial
institutions and tools that underpin housing sectors, improving the enabling
environment, and mobilising medium to long-term capital for key actors in Guinea
Bissau’s housing ecosystem.87

Websites
West Africa Economic and Monetary Union (WAEMU) www.uemoa.int
UN-Habitat  www.unhabitat.org
The World Bank  www.www.worldbank.org
African Development Bank www.afdb.org
The International Monetary Fund www.imf.org
Living Cost  www.livingcost.org/cost/guinea-bissau 
The Global Property Guide www.globalpropertyguide.com/Africa/Guinea-
Bissau/square-meter-prices
United Nations Development Programme www.undp.org/ 

GUINEA-BISSAU – 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 – Guinea-Bissau 

– 10.0% interest rate – 25 year loan tenor
– 10% deposit – 90% 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
CFA104 000
per month

who earns
CFA173 000
per month

you could afford
to purchase a 
CFA3.815 million
house with 
a mortgage.

you could afford
to purchase a 
CFA6.346 million
house with 
a mortgage.

Availability of data on housing finance
Collection of high quality and reliable data in Guinea Bissau is difficult, as
the nation lacks a proper data system. Most of the available housing-
related data is for the WAEMU region, not specifically for Guinea Bissau.
However, some international organizations and NGOs play crucial roles
in filling the data gap in the country. Organisations involved in providing
housing related data in Guinea Bissau include:
■ UN-Habitat, which publishes data on standards of living and housing

conditions in Guinea Bissau; 
■ The World Bank provides data on mortgages, subsidies and

households;  
■ WAEMU publishes data on affordable housing finance across the

WAEMU region;
■ The Global Property Guide publishes data on residential house

prices, tax rates on residents, property markets and investments; 
■ TheGlobalEconomy.com publishes yearly routine data on interest

rates; and 
■ Living Cost publishes data on the cost of living in Guinea Bissau.
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Green applications for affordable housing 
While it was not possible to obtain information on green buildings or EDGE
certified buildings in Guinea Bissau, the country has become one of seven
African countries to take a continental lead in completing its first Voluntary
National Review of progress towards the Sustainable Development Goals
(SDG). The success towards achieving the SDG is mainly due to numerous
construction and infrastructure projects conducted in recent years.

Among the Mauritania, Senegal, Gambia, Guinea-Bissau and Guinea-
Conakry (MSGBS) nations, Guinea Bissau has the highest figure for
renewable energy representation in the total fiscal energy consumption at
86.8%, causing its CO2 emission per capita to be as low as 0.14 tons a year.
Based on the 2022 SDG report, every MSGBC nation is on track to achieve
or surpass SDG13. Climate actions such as strong renewable integration in
the grid supply have been crucial for this success. The knock-on effects of

these investments in green energy are huge. A recent report from the UN
Economic Commission for Africa revealed that investment in the green
energy sector produces 420% better domestic returns in gross value
addition and 250% better returns in job creation than investment in fossil
fuels. This means that, by investing in green energy, Guinea-Bissau through
its climate action has seen growth in its domestic economy and local
content.

In 2020, only 18% of the total population had access to basic sanitation,
while 40.9% had access to drinking water.  In 2020, only 33.3% of the
population had access to electricity. To improve electricity supply in Guinea-
Bissau, the African Development Bank (AfDB) has provided CFA41.835
billion (US$66.4 million) in funding to aid rural electrification programs
within the country.


