
the formal credit market, unable to secure loans from formal financial institutions like
banks.22 This lack of borrowing power by women was largely attributed to low education
and limited decision-making power. However, young women aged between 18 and 25
performed better than their male counterparts on a variety of indicators, including account
activity, and borrowing.23 In 2021, the percentage of Nigerian women with a financial
account in any formal institution rose to 35%, the highest in 10 years.24

In 2022 FMBN introduced a new non-interest rent-to-own mortgage loan product to
boost financial inclusion.25 The rent-to-own model enables beneficiaries to move into
FMBN and non-FMBN funded homes, and pay towards full ownership using monthly,
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KEY FIGURES

Main urban centres

Lagos, Kano, Ibadan,

Kaduna,Port-Harcourt, Benin

City,Maiduguri, Zaria, Aba, Jos

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

1 PPP$ = (2021) [b]

415.27 Nigerian Naira (NGN)

134.21 Nigerian Naira (NGN)

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 (2018) [e]

Percentage of female-headed households (2018) [e]

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]

211 400 704 |  111 505 415

2.52% |  4.03%

58.8%

2.7%

Wood |  Wood

18.0%

21.25%

9.8%

48%

43.0

163 |  0.54

GDP per capita (Current US$) (2021) [b]

GDP (Current US$) (2021) [b]

GDP growth rate (2021) [b]

Inflation rate (2021) [b]

Lending interest rate (2021) [b]

Proportion of adult population that borrowed formally (2021) [b]

US$2 085

US$440 777 million

3.65%

17%

11.5%

54%

Number of residential mortgages outstanding (2019) [f]

Value of residential mortgages outstanding (USD) (2021) [g]

Prevailing residential mortgage rate |  Term [f]

Maximum LTV on a residential mortgage [f]

Ratio of mortgages to GDP (2021)

Number of residential mortgage providers [g]

Percentage of women who own a house alone and/or jointly (2018) [e]

Number of microfinance loans outstanding 

Value of microfinance loans (USD) (2021) [h]

Number of microfinance providers [f]

32 260

US$2 165.5 million

6 – 17% |  30 years

90%

0.50%

58

10.7%

n/a

US$2 437 million

887

Total number of residential properties with a title deed 

Number of formal dwellings completed annually 

Number of residential projects certified by EDGE [i]

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 in square meters [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

10

3 900 000 NGN

42m2

150 000 NGN

3 900 NGN (US$9.39)

Computer - Scanner

131

91 days |  11.3%

8.0

NB: Figures are for 2022 unless stated otherwise.

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

Affordable Housing Institute Nigeria Mortgage Refinance Company Altair
Family Homes Funds Federal Mortgage Bank of Nigeria EchoStone Plc
International Housing Construction Show Haggai Mortgage Bank

[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] Federal Mortgage Bank of Nigeria

[g] Central Bank of Nigeria

[h] Businessday.ng

[i] Edgebuildings.com

[j] REALL

[k] Miller Fuller Foundation

[l] NigerianPrice.com

[m] World Bank Ease of Doing Business Indicators

Overview
More than half (53%)1 of Nigeria’s estimated population of 216 883 5772

live in urban areas. With her fast-growing population,3 Nigeria is expected to
be the world’s third-most-populous country by 2050, with over 300 million
people.4 With 33% of the total population unemployed,5 and a housing
deficit currently at 28 million units,6 most of the urban population live in
slums.7 Urbanisation, population growth, poverty and high levels of unemploy-
ment have all put strain on the country’s real estate sector and its ability to
provide adequate housing. In a bid to tackle housing issues in the country, in
2016, the federal government inaugurated the National Housing Programme
(NHP) for the construction of acceptable, accessible and affordable houses
nationwide.  To provide over 300 000 homes and create 1.5 million jobs
across the country, the Family Homes Fund (FHFL) is implementing the
Nigerian government’s National Social Housing Programme (NSHP).

Nigeria’s post COVID-19 economy faces a threat of collapse due to spiralling
inflation, and a decline in revenue and foreign exchange earnings largely due
to the fall in oil prices and reduced demand. The growth rate in the first
quarter of 2022 was 3.11%.8 However, compared to the last quarter of 2021,
real GDP grew at -14.66% in the first quarter of 2022, signalling reduced
economic activities.9 As of June 2022, the country’s annual inflation rate was
18.6%, 0.84 of a percentage point higher than in May 2022 (17.7%).10 The
inflation rate is at its highest level in more than five years, driven by rising food
prices, high cost of diesel, and devaluation of the Naira. The Naira/US$ official
exchange rate is approximately 419.2/1,11 while that in the parallel market is
approximately 660/1.12 To curb inflation, the Central Bank of Nigeria (CBN)
increased its benchmark interest rate for the second consecutive time in 2022.
The CBN raised the rate to 14% from 13%.13

Housing and climate issues have become topical in Nigeria with
environmental disasters being one of the challenges faced by many cities in
Nigeria.14 In September 2022, the National Emergency Management Agency
(NEMA), disclosed that 33 out of 36 states in the country have been ravaged
by floods in the last eight months.15 According to NEMA, over 508 000
people were affected and 37 633 houses were destroyed during this period.16

Some of the affected states includes Jigawa, Taraba, Kano, Bauchi, Adamawa,
Niger, Anambra, and Ebonyi States.17 To mitigate climate-related disaster in
the country, the Federal Government has approved a national flood
emergency preparedness and response plan.18

Access to finance
Over the years, the Nigerian government has made conscious efforts to
improve accessibility to housing finance. One such effort is the reduction of
equity contributed by people seeking mortgage loans through the National
Housing Fund (NHF) from 5% to 0% for loans up to ₦5 million (US$12 040),
and from 15% to 10% for loans over ₦5 million (US$12 040).19 The Federal
Mortgage Bank of Nigeria (FMBN) through the NHF scheme grants mortgage
loans with a minimum interest rate of 4% to accredited Primary Mortgage
Banks (PMB). PMBs on-lend at 6% to NHF contributors with a maximum
mortgage tenor of 30 years.20 Approximately 45% of adult Nigerians borrow
from the formal sector.21 However, 98% of Nigerian women were left out of



quarterly, or annual rentals.  To deepen the market, the Nigeria Mortgage Refinance
Company (NMRC) provides refinancing for mortgage-lenders to offer long-term
loans at affordable rates. The NMRC refinanced mortgage loans totalling ₦21.1
billion (US$50.8 million) in 2021 compared to ₦17.4 billion (US$41.9 million) in
2020.26 So far in 2022, the company has refinanced ₦30 billion (US$72.2
million).27

Over 34 primary mortgage banks and 24 commercial banks operating in Nigeria
provide residential mortgage loans. The number of outstanding mortgages was
32 260 in 2021.28 While the 6% interest rate offered by the FMBN is the lowest in
the country,29 rates offered by primary mortgage banks and commercial banks can
be as high as 28.3%.30 In January 2021, for housing development, FMBN approved
a cumulative sum of ₦35.78 billion (US$86.1 million) loans out of which ₦10.95
billion (US$26.4 million) was disbursed.31 As part of a five-year strategic plan on
housing development covering the period 2020-2024, the federal government plans
to increase mortgage funds to ₦712 billion (US$1.7 billion) by 2024.32 The loan-
to-value ratio on mortgage loans ranges between 70% and 90%.33

With over 887 licenced microfinance banks34 in country, and a total of 8.1 million
borrowers, an estimated ₦1 trillion (US$2.4 billion) was disbursed to customers
between 2005 and October 2021.35 An average loan size of ₦250 000 (US$602)
is offered by the federal government in collaboration with Bank of Industry Limited
(BOI) through a Bottom of Pyramid (BOP) scheme.36

Affordability 
Post-Covid-19, Nigeria’s poverty rate increased, pushing more than five million people
into poverty in 2022.37 The number of poor people in Nigeria has been forecast by
the World Bank to reach 95.1 million by the end of 2022.38 Population growth is
partly responsible for unemployment. NBS reported that the country’s unemployment
rate rose from 27.1% in the second quarter of 2020 to 33% in the first quarter of
2021, making Nigeria the second highest on the global list of unemployment.39

Because of high unemployment and poverty, most of Nigeria’s urban population
live in slums.  A study in 2019 revealed that 26 million households in Nigeria do
not own their homes.40 In Southwest Nigeria, a region with the highest populated
urban centres, the home ownership rate is 25.5%.41 To improve affordability for
low income earners the FMBN approved a five-year development plan covering
the period 2020 to 2024. Through the scheme, FMBN plans to increase the annual
NHF contributions from ₦49 billion (US$118 million) in 2018 to ₦285 billion
(US$686 million), finance a total of 100 000 housing units, grow NHF contributors
from 4.8 million in 2018 to 31.6 million and increase mortgages to ₦712 billion
(US$1.71 billion) by 2024.42 FMBN also partners with private real estate
developers to deliver affordable houses. One of such developers is the Millard
Fuller Foundation (MFF).  A newly built affordable one-bedroom expandable unit
of 42m2 developed by MFF is sold at ₦3.9 million (US$9 319)43 and rented at
₦15 000 (US$36.12) per month.44

FMBN also introduced a rent-to-own mortgage product with a rental payment
period of 30 years and an interest rate of 7% of the property price.45 The
purchase price of the property is limited to ₦15 million (US$36 121) and the
monthly or annual payment must not exceed one-third of the applicant's monthly
or annual income.46 Furthermore, applicants for the rent-to-own scheme must
be over 18 years; a contributor to the NHF for at least six months; and must
provide evidence of regular flow of income to guarantee loan repayment.47 Other
mortgage products offered by the Federal Mortgage Bank of Nigeria include home
renovation loans, construction loans and diaspora mortgage loans. 

The Federal government also attempts to bridge the country’s housing gap through
the Family Home Funds Limited (FHFL). The FHFL initiative offers various home
loan assistance programs targeted at low income and middle income households.
One of the programmes is a Help to Own (HTO) fund.48 This is targeted at first
time home buyers who can provide an equity contribution of 10% of the property
price. The HTO fund offers a low-cost, deferred equity loan of up to 40% of the
home cost, halving the mortgage repayment.  The HTO fund scheme is supported
by several mortgage and development finance institutions, including the African
Development Bank (AfDB). In 2021, the AfDB approved funding up to ₦24.9 billion
(US$60 million) for FHFL through its Home Loan Assistance Programme.49 With
support of the AfDB, up to 3 750 new HTO mortgages will be financed. This will
directly create approximately 9 375 jobs and assist at least 18 750 beneficiaries.50

As of 2021, FHFL completed over 5 408 homes, had 9 148 under construction,
and planned to start construction of an additional 13 543 homes.51

Housing supply
Despite the real estate sector contributing 5.34% to GDP growth in the first
quarter of 2022,52 housing supply is still inadequate.  With ₦470 billion (US$1.13
billion) budgeted for housing in 2022, the federal government stated that ₦21
trillion (US$50.6 billion) would be required to tackle the 28 million housing
deficit53 across the country.54

The rising cost of building materials and the high cost of land in urban centres are
two of the factors that impede housing supply. The high dependency on imported
building materials allows the construction sector to pass through effects of
exchange rate depreciations. In 2021, Nigeria spent over ₦386.3 billion (US$930.2
million) on importing iron and steel.55 Industry sources suggest that 65% of
construction materials is imported.56 To reduce building construction costs, the
federal government partners with major cement producers (such as Dangote,
BUA Cement and Lafarge) to sell cement at a 30% discount.57 A 50kg bag of
Dangote cement is typically sold at ₦4 050 (US$9.75),58 while the land cost in
an urban centre in Lagos State ranges between ₦550 000/m2 (US$1 324) and
₦1 million/m2 (US$2 408).59 The minimum size of a residential plot in urban
areas is 463.6m2.60 Often, this size of land would be half of a plot. 

To increase housing supply, the federal government through the National
Development Plan intends to deliver 500 000 to 1 million housing units.  The public
sector will develop 20% of these units.61 FMBN issued over 4 985 mortgages
and disbursed home renovation loans worth ₦49.3 billion (US$120 million) to
60 500 beneficiaries between 2017 and 2022.62 Across Nigeria, FMBN has also
financed the construction of at least 9 500 affordable houses.63 Furthermore, the
NHP of the Ministry of Works and Housing have completed at least 4 652 housing
units across 34 out of Nigeria’s 36 states.64 On land supply, the Minister of Works
and Housing revealed that 5 000 certificates of occupancy (C-of-O) have been
issued since 2017 and a total of 2 738 applications for consent to transfer land
approved.65 Public private partnerships have also played a significant role in
housing. For instance, FMBN and several private sector players have been
responsible for building 8 700 new homes between 2017 and 2020.66

To implement the federal government’s social housing programme, all states have
been encouraged to contribute land for affordable housing.  As a result, over 2 000ha
of land with titled documents was donated by 24 states in 2021.  The social housing
programme is aimed at providing 1.5 million houses for low income earners.

Property markets
Weak ownership rights under the Land Use Act, lack of secure access to land,
limited access to finance and poor macroeconomic performance remain key
challenges in Nigeria’s property market. For many Nigerians, obtaining property
titles is seen as a daunting task.  The cost, duration and process vary across states.
For example, obtaining a C-0f-O and registering a property in Lagos state will cost
approximately 15% of the transaction value and will take at least six months with
seven phases involved in the registration process. In Abuja, the process and time
is similar to Lagos, but the cost is approximately 12% of the property value.67

Building on last year’s performance, the real estate sector in the first quarter of
2022 grew by 10.8%, a 7.3% percent increase compared to the last quarter of 2021.68

Between January and March 2022, the housing sector has contributed positively to
the country’s GDP.69 This performance is largely related to increased investments
from the diaspora community, as the dollar continues to gain strength locally. 

Business Day Newspaper reported a more than 50% increase in monthly rent for
houses in major Nigeria cities such as Lagos, Abuja, and Port Harcourt. For
example, in the affordable areas of Lagos, a three-bedroom apartment previously
renting at ₦400 000 (US$963) rose to ₦600 000 (US$1 445), while a two-
bedroom apartment increased from ₦350 000 (US$842) to ₦550 000
(US$1 324).70 In Ikoyi area of Lagos State, depending on the location, the cost of
land ranges between ₦550 000/m2 (US$1 324.4) and ₦1 million/m2 (US$2 408).71

According to the Roland Igbinoba House Price Index (RI Index), while house prices
have continued to maintain the post COVID-19 growth trend, rental yield in the
market has remained low at an average of 5%.72 As campaign activities gain
momentum in this pre-election year, politicians and interested stakeholders will
sell their real estate assets for liquidity. This may affect house prices in the short
run as there will be an increased supply of resale assets.
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Policy and legislation
Nigeria has no shortage of policies to tackle the challenges of the housing sector.
Affordable housing goals remain unmet partly due to lack of effective
implementation and coordination of housing polices, security challenges in select
locations, and a difficult macroeconomic environment influencing demand
dynamics. Nevertheless, both government and private sector stakeholders
continue to find ways to close the affordable housing gap, build industry capabilities
and capacities and ensure professional values and ethics are upheld in the industry.

Recently, the national assembly introduced a bill to establish a Chartered Institute
of Mortgage Bankers and Brokers of Nigeria (CIMBBN). The objective is to
increase opportunities for home ownership by training and building a
knowledgeable mortgage industry.  Similarly, FMBN has continued to lobby the
national assembly to review both the NHF and FMBN Acts to include an
increment in the bank’s share capital. There is also the case to amend the NHF
Act to add more contributors to the funds. Currently the NHF Act No. 3 of 1992
requires all Nigerian workers earning ₦3 000 (US$7.2) and above to contribute
2.5% of their basic salary.  Stakeholders and industry practitioners have also
continued to demand the implementation of the Model Mortgage and Foreclosure
Law (MMFL). NMRC is at the forefront of this. The MMFL will help boost investor
confidence in the market as there are now no specific provisions for the
foreclosure of mortgages in the Land Use Act. 

Opportunities 
Investor interest is gradually moving from Nigeria’s high income to low income
housing market segment. This shift is in response to increasing building costs, a
double-digit inflation rate, local currency depreciation, and high housing demand
from low and middle income households, especially in urban centres with a high
population. To attract investors, housing experts have engaged the government
on the need to strengthen statutory requirements. These requirements include
ease of obtaining construction approvals and permits; availability of power and
electricity; and better property registration processes. Others are protection of
minority investors, ease of accessing credit facilities, friendly tax regimes,
enforcement of contractual agreements, and creation of a strong foreclosure law
to protect investors and funders.

The Nigerian Exchange Group (NGX) Plc has in the last 10 years raised over ₦72
billion (US$170 million) for real estate companies such as UPDC Real Estate
Investment Trust, Abbey Mortgage Bank, and UACN Property Development.73 The
NGX also intends to launch an impact board – a platform for listing, issuing and
trading sustainability debt instruments.74 The “platform would also support the listing
of social bonds that would raise capital to meet the needs integral to the housing
sector, whilst helping Nigeria meet its sustainable development goal commitments.”75

Furthermore, the use of commercial papers (CP) by industry players also presents
enormous opportunities. CPs are short-term debts with tenors up to 270 days
and are listed on the FMDQ Exchange.76 The incentive for raising CPs include
lower interest rates compared to banks. Lekki Gardens Estates Limited recently
signed a ₦25 billion (US$60 million) CP at a discounted rate of 14.5%77 to be
listed on the FMDQ Exchange.  Property technology (proptech) solutions are being
developed and deployed by young proptech startups and founders. Some are real
estate investment platforms like Keble and Propcrowdy, that offer investors

opportunity for fractional ownership of rental income-generating properties. Others
include Spleet, Rent Small Small, and Haap Living who have extended the concept
of sharing economy to rental living and helped many Nigerians to pay their rents
monthly instead of the traditional one to two years upfront payment. Many more,
such as Propertypro and Buy Let Live, are in the property listing space. Homerunner,
Liveizy and Gatepass are helping to solve problems associated with property
management. Venture capital firms had invested over ₦830.4 million (US$2 million)78

in Nigeria proptech startups as at the end of 2021. The Nigeria Proptech Association
reports that there are over 147 proptech startups but approximately 70 of them
are active.79
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NIGERIA – 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 – Nigeria 

– 11.50% interest rate – 30 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
₦46 569
per month

who earns
₦32 500
per month

you could afford
to purchase a 
₦1 567 518
house with 
a mortgage.

you could afford
to purchase a 
₦1 093 954
house with 
a mortgage.

Green applications for affordable housing 
Government has engaged in several advocacy programs highlighting that
green buildings are 20% more energy efficient than conventional buildings
and have a water saving rate of 20%. The government is also seeking ways
to encourage private investors to look beyond the initial high of cost of
green construction to consider the broader, longer term benefits. Yet over
dependency on imported building materials, continuous depreciation of
the local currency, and high construction cost have discouraged real estate
developers from investing in green buildings.

The Green Building Council of Nigeria (GBCN) is responsible for creating
a rating framework for the economic evaluation of buildings. GBCN uses
the Green Star SA rating tool (Green Star SA-Nigeria) to certify green
buildings. To improve the rating scheme, various policies and controls were
put in place including the National Environmental Guidelines and
Regulations Enforcement Office (NESREA); National Policy on the Environ-
ment (NPE); and Environmental Protection Organization Act 1988. The
GBCN is also a member of the World Green Building Councils (WGBCs). 

The NMRC has partnered with the IFC to promote green buildings
through the EDGE certification programme. Alpha Mead Development
Company (AMDC), an EDGE pioneer company, reported an energy-
saving of 47%, water savings of 32%, and 50% savings on the embedded
energy in materials during construction. AMDC also revealed that its

Availability of data on housing finance
The Housing Market Information Portal (HMIP) of the NMRC is the
designated data repository for the housing industry. Other data sources
for housing development and related information include: the National
Bureau of Statistics (NBS) with data on socio-economic activities; Statista,
which publish Nigeria market trends and market data; Focus Economics,
which publishes data on inflation rates; The International Comparative
Legal Guides (ICLG) which publishes information on real estate laws
and regulations; and the Nigerian Property Centre (NPC), which
publishes data on property listing, housing prices and market trends.

Data quality and integrity have been a major issue. This is largely due to
non-uniformity of data, reducing its utility and value. Reluctance in the
private sector to share data due to competition concerns also influences
data consistency and uniformity.



Websites
National Bureau of Statistics www.nigerianstat.gov.ng  
Central Bank of Nigeria www.cbn.gov.ng
Real Estate Developers Association of Nigeria www.rirfhud.org
The Housing Market Information Portal www.hmip.nmrc.com.ng/nmrc
Focus Economics www.focus-economics.com
The Nigerian Property Centre www.nigeriapropertycentre.com 
Green Building Council of Nigeria  www.gbcn.org.ng
Haggai Mortgage Bank www.haggaibank.com
Nigeria Mortgage Refinance Company www.nmrc.com.ng
Federal Mortgage Bank of Nigeria www.fmbn.gov.ng
EchoStone PLC www.echostonehousingnigeria.com
Family Homes Fund www.fhfl.com.ng
International Housing Construction Show www.ihsabuja.com
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EDGE-certified greenhouse estate delivers an average 32% utility cost saving.
Another EGDE pioneer, KARMOD, recently announced an EDGE-Advanced
certification for its 90-housing unit estate in Abuja. Over 370 homes have been
EDGE certified in the country. The small number of EDGE-certified buildings in
the country is partly due to the initial cash outlay for green buildings being
significantly higher than that of conventional buildings. The Development Bank of
Nigeria, FCSL and the NCIC have signed a memorandum of understanding to
fund green projects in Nigeria.

For a country where only 64% of its population have access to basic drinking
water, and 160 million (77.6%)  of its population lack basic sanitation services, the
need for a sustainable design approach that reduces water usage and promotes
rainwater harvesting  gives green buildings the prospect of occupying a larger
share of Nigeria’s real estate market. More importantly, the ability for green
buildings to generate their own electrical power would reduce dependence on
the country’s power generation source, which is 80% thermal and 20% hydro. 


