
1 INTRODUCTION AND BACKGROUND 
Mozambique’s long coastline and changing weather patterns 
make it particularly susceptible to the hazardous effects of 
climate change.1 Cities where infrastructure has not kept 
pace with population growth face challenges of exposure 
and vulnerability to droughts, flooding and tropical cyclones. 

2A rapidly growing city like Beira is especially at risk, and the 
impact of cyclones Idai and Kenneth in 2019 were evidence of 
this. Beira faces the twin challenge of increased vulnerability 
to intense weather conditions due to climate change, and a 
lack of adequate and affordable housing delivery. 

Cyclone Idai made landfall in Beira on 14 March 2019 and its 
impact on housing and human settlements was significant. 
Approximately 90 percent of Beira’s houses were totally or 
partially destroyed. The biggest destruction occurred in the 
poorest neighbourhoods. The cost for housing alone is estimated to be US$184.3 million and US$37.6 million in damages and 
losses respectively.3 The economic and infrastructure damages incurred by the city raise these costs even further. 

1  See Channing, A. and Ringler, C. (2019). ‘Cyclone Idai shows why long-term disaster resilience is so crucial, Reliefweb, 5 Apr 2019, https://
reliefweb.int/report/mozambique/cyclone-idai-shows-why-long-term-disaster-resilience-so-crucial

2 World Bank (2018). Helping  Mozambique cities build resilience to climate change, feature story, 5 June 2018, https://www.worldbank.org/
en/news/feature/2018/06/05/helping-mozambique-cities-build-resilience-to-climate-change

3 Beira Municipal Council (2019). Beira Municipal Recovery and Resilience Plan https://www.dutchwatersector.com/sites/default/
files/2019-06/Summary%20Beira%20Municipal%20Recovery%20and%20Resilience%20Plan.pdf p. 13.
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Housing development company, Casa Real, 
demonstrates that affordable and resilient housing 
is feasible and commercially viable. Although none 
of the buildings affected by Cyclone Idai had been 
intentionally constructed to be cyclone resistant, 
Casa Real’s structures were robust enough to 
weather the storm with minimal damage. A high 
standard of construction materials and a secure 
piece of land were key to ensuring some level of 
resilience.4 Notably, Casa Real’s resilience efforts 
did not adversely affect housing affordability, which 
is important for the low to middle income market 
the organisation intends to serve.   

Residential areas in urban Beira are primarily 
located, and continue to grow, on land prone to 
flooding. Unplanned urban sprawl coupled with 
a lack of basic infrastructure exacerbates poor 
living conditions. Since 2012 the Beira Municipal 
Council (CMB), in cooperation with international 
partners (and the Netherlands government in 
particular) has been developing a climate resilient 
urban development strategy. The scope of the 
collaboration between the CMB and government 
of the Netherlands led to the development of the 
Beira Master Plan 2035 in 2013/14. At its core, the 
Master Plan seeks to promote and invest in pro-
poor urban development, in order to improve the 
living conditions of Beira’s residents.5

In acknowledgment of the lack of adequate 
affordable housing in Beira , the development of 
residential areas and quality housing is central to the 
vision of the Beira Master Plan. The Plan recognises 
that most residents build their own houses, which 
takes many years to complete and any development 
strategies for housing should consider this tradition 
and practice by shortening the time period one 
can acquire a house. The vulnerability of low-lying 
areas and rapidly expanding coastal cities such as 
Beira is similarly highlighted. Accordingly, the Beira 
Urban Development Corporation (SDU Beira) was 
established in 2018 to promote urban development 
and limit the impact of floods and climate change. 
The mandate of SDU Beira is to invest in (low-lying) 
land development and infrastructure to prepare 
sites for residential, commercial and industrial 
construction. SDUB has a key objective to ensure 
land is made available for affordable housing.  

Despite the city’s many challenges, municipal 
capacity, strategic partnerships, and the ability to 
mobilise financing for infrastructure and housing 
development makes Beira a unique case in 
Mozambique, and across the continent. The vision 
of Beira’s local municipality and the government 

4 Reall (2019). Affordable and climate-resilient: How casa real’s homes withstood cyclone Idai, https://www.reall.
net/wp-content/uploads/2019/09/Affordable-Homes-Cycolne-Idai.pdf

5 Deltares, Witteveen+Bos, Wissing, NIRAS Mozambique, VandenBroek Consulting, and Municipality of Beira. 
(2013). Beira Master Plan. p. 51.

of the Netherlands has been central to supporting 
an integrated urban development process, and to 
promoting affordable housing developments, such 
as Casa Real. 

Considering the climate change agenda and 
the need for housing, this case study shares 
findings and lessons on climate resilience and 
affordable housing in Beira. It draws lessons from 
Casa Real’s experience in building resilience, 
maintaining housing affordability and creating 
opportunities for end user financing. The case 
study further provides insights into how strong 
collaboration between stakeholders, including local 
municipalities, international partners, developers 
and financiers, can create a conducive environment 
for implementing resilient and affordable housing 
projects. 

The case study is organised as follows: 

• Section two describes the purpose and scope 
of the case study, outlining research questions 
and methodology undertaken; 

• Section 3 gives a contextual perspective of 
the city of Beira, highlighting its challenges; 
housing landscape and development plans;

• Section four provides an analysis of the findings 
and; 

• Section five concludes with key lessons. 

2 PURPOSE AND SCOPE

2.1 Research Questions

The case study addresses the following key 
questions:

1. What are the social, economic and 
environmental challenges faced by the City of 
Beira in the context of climate change? And 
what impact does this have on the residents of 
Beira?

Climate change makes average temperatures 
and weather patterns more unpredictable, 
resulting in droughts, heavy rains and storm 
surges, floods, rising sea levels, heat waves, 
wildfires and excessive strong winds.

Channing and Ringler (2019

https://www.reall.net/wp-content/uploads/2019/09/Affordable-Homes-Cycolne-Idai.pdf
https://www.reall.net/wp-content/uploads/2019/09/Affordable-Homes-Cycolne-Idai.pdf
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2. What is the housing landscape, in terms of 
typology, rental versus ownership, demand, 
and access to mortgage finance and how 
has climate change affected the housing 
landscape?

3. What climate mitigation and resilience efforts 
have been implemented at a city level? What is 
the scope of the Beira Master Plan and the role 
of SDU Beira, with respect to housing?

4. How has Casa Real’s housing construction 
been impacted by, and responded to, climate 
change? In this respect, what is the feasibility 
of climate resilient, affordable housing?  

5. What partnerships were needed to implement 
Casa Real’s affordable housing project?

6. What useful lessons can be learnt and applied 

6 Government of Mozambique (2011). Mozambique Strategic Program for Climate resilience. https://www.
climateinvestmentfunds.org/sites/cif_enc/files/mozambique_spcr_final_november_0.pdf 

7 World Bank (2012). Cities and Climate Change Project: Pilot Program for Climate Resilience in Mozambique 
https://projects.worldbank.org/en/projects-operations/project-detail/P123201?lang=en 

in other cities in Mozambique and across the 
continent?

2.2 Scope and Methodology 

The case study focuses on the port city of Beira, 
located in the central region of Mozambique. 
Beira is the largest city in the Sofala Province 
(Figure 1) and the fourth most populous city in the 
country, with a population of over 550 000. Given 
its vulnerability to intense weather events, it is also 
a city where several climate change and coastal 
adaptation projects have been piloted, including the 
Government of Mozambique’s Strategic Program 
for Climate Resilience, 6World Bank’s Cities and 
Climate Change Project,7 and more recently Casa 
Real’s climate adaptation efforts. 

Figure 1: Map of Sofala Province 

Source: UN-HABITAT (2020)

To develop an in-depth understanding of Casa 
Real, climate change and resilience in Beira, the 
case study is qualitative in nature. It is guided by 
unstructured interviews with key stakeholders – 
Casa Real, SDU Beira, and international partners 
involved in coordinating the Beira Master Plan. 

These engagements were supplemented by an 
analysis of publicly available documents. The case 
study also draws on a visit to Casa Real’s Inhamizua 
housing development site in February 2020. 

https://www.climateinvestmentfunds.org/sites/cif_enc/files/mozambique_spcr_final_november_0.pdf
https://www.climateinvestmentfunds.org/sites/cif_enc/files/mozambique_spcr_final_november_0.pdf
https://projects.worldbank.org/en/projects-operations/project-detail/P123201?lang=en
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3 STUDY AREA: CITY OF BEIRA 

3.1 City Profile, Climate Change 
Vulnerability and Housing Trends 

Mozambique is located on the southeast coast of 
Africa and endowed with a population of around 
29 million and almost half of the population living 
in poverty.8 The country has an urbanisation rate of 
3.31 percent and an urbanisation of 32.2 percent.9 
Beira is one of the largest economic engines in 
Mozambique, growing exponentially, and currently 
undergoing rapid urban expansion. This city of 
approximately 550 000 is expected to grow to 
between 830 000 and 1.4 million residents at an 

8 World Bank (2018). Mozambique Economic Update: Less Poverty, but More Inequality, https://www.worldbank.
org/en/country/mozambique/publication/mozambique-economic-update-less-poverty-but-more-inequality

9 Bah, E., Fayes, I. and Geh, Z. (2018). Slum Upgrading and Housing Alternatives for the Poor, https://www.econstor.
eu/bitstream/10419/181951/1/978-1-137-59792-2.pdf p.6.

10 UN-HABITAT (2020). Financing for Resilient and Green Urban Solutions in Beira, Mozambique, https://unhabitat.
org/sites/default/files/2020/02/the_frugs_city_study_report_on_beira_mozambique_1.pdf p.13.

11 African Development Bank (2018). Mozambique Country Strategy Paper 2018 -2022: Supporting Mozambique 
Towards the High 5s, https://www.afdb.org/fileadmin/uploads/afdb/documents/boards-documents/
mozambique_-_csp_2018-2022__final_.pdf p. 78.

annual growth rate of between 2.2 and 4.2 percent 
by 2035.10 Beira is located at the mouth of the river 
Pungwe, where the Pungwe river meets the Indian 
Ocean (Figure 2). It houses a key transport corridor 
(the Beira Corridor) and the most important harbour 
of the country. The Beira Corridor, linked by road 
and rail networks, serves three landlocked countries 
(Zambia, Malawi and Zimbabwe), making Beira a 
central hub for regional and international trade.11 
Its strategic position as a trade port city and the 
significance of the transport and logistics sectors 
to the city’s economy gives the city tremendous 
potential to create new economic, market and 
social opportunities.  

Figure 2: Beira’s Built-up and Flood-prone Areas

Source: EU’s Earth Observation Copernicus Programme (2019)  

https://www.worldbank.org/en/country/mozambique/publication/mozambique-economic-update-less-poverty-but-more-inequality
https://www.worldbank.org/en/country/mozambique/publication/mozambique-economic-update-less-poverty-but-more-inequality
https://www.econstor.eu/bitstream/10419/181951/1/978-1-137-59792-2.pdf
https://www.econstor.eu/bitstream/10419/181951/1/978-1-137-59792-2.pdf
https://unhabitat.org/sites/default/files/2020/02/the_frugs_city_study_report_on_beira_mozambique_1.pdf
https://unhabitat.org/sites/default/files/2020/02/the_frugs_city_study_report_on_beira_mozambique_1.pdf
https://www.afdb.org/fileadmin/uploads/afdb/documents/boards-documents/mozambique_-_csp_2018-2022__final_.pdf
https://www.afdb.org/fileadmin/uploads/afdb/documents/boards-documents/mozambique_-_csp_2018-2022__final_.pdf
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With its geography, and low-lying coastal perch, 
Beira is at risk of cyclones, storms, ocean surges, and 
flooding from rivers.12 In 2019 the already vulnerable 
city was hit hard by both heavy rainfall and cyclone-
level wind speeds of more than 175 kilometres per 
hour.13 Given that the city was characterised by 
unplanned urbanisation, dilapidated infrastructure, 
and extreme vulnerability to flooding, Beira 
emerged as a key destination for international 
donors and investment, increasingly oriented 
towards economic development and climate 
change adaptation projects.14

Much of the northern periphery of Beira is 
unpopulated or sparsely populated because there 
is no road infrastructure, and the area is partly an 
estuary.15 This leaves approximately 40 percent 
of the  city  habitable, with approximately 379 
kilometres of land available.16 Rural-urban migration 
patterns are quite visible in the Beira region. Urban 
centres continue to expand as households seek 
economic opportunities, although most residents 
rely on informal trading and subsistence farming 
in the marshy periphery of the city.17 Recent urban 
developments have led to an increase in houses 
being built in low elevation informal developments, 
and regular floods are having an enormous impact 
on the quality of life of the inhabitants of Beira.18 
Of Beira’s 550 000 residents, it is estimated that 
40 percent live in flood prone areas, 70 percent live 
in substandard housing, and 45 percent have no 
consistent access to quality sources of water.19

Households in Beira vary in terms of income, housing 

12 Yee, Amy, ‘Mozambique Looks Beyond Cyclone Idai to Better Protection in the Future’, New York Times, 5 
December 2019, https://www.nytimes.com/2019/05/12/climate/mozambique-climate-change-protection.html

13 World Bank (2019). Mozambique: Cyclone Idai and Kenneth Emergency Recovery and Resilience Project: 
Project Information Document, http://documents1.worldbank.org/curated/en/727131568020768626/pdf/
Project-Information-Document-Mozambique-Cyclone-Idai-Kenneth-Emergency-Recovery-and-Resilience-
Project-P171040.pdf

14 Shannon, M., Otsuki, K., Zommers, A and Kaag, Mayke. (2018). Sustainable Urbanisation on Occupied Land? The 
Politics of Infrastructure Development and Resettlement in Beira City, Mozambique, Sustainability 10(9): 3123, 
https://www.researchgate.net/publication/327411091_Sustainable_Urbanization_on_Occupied_Land_The_
Politics_of_Infrastructure_Development_and_Resettlement_in_Beira_City_Mozambique p. 1.

15 An area where a freshwater river or stream meets the ocean.
16 UN-HABITAT (2020). Financing for Resilient and Green Urban Solutions in Beira, Mozambique, https://unhabitat.

org/sites/default/files/2020/02/the_frugs_city_study_report_on_beira_mozambique_1.pdf p.33.
17 World Bank (2018). Strong but not Broadly Shared growth: Mozambique Poverty Assessment, http://documents1.

worldbank.org/curated/en/248561541165040969/pdf/Mozambique-Poverty-Assessment-Strong-But-Not-
Broadly-Shared-Growth.pdf p. 89.

18 Van Berchum, E.C. (2019). Rapid Screening and Evaluation of Flood Risk Reduction Strategies: Exploratory 
Study on the Use of the FLORES Modelling Approach for World Bank Projects, World Bank Global Facility for 
Disaster Reduction and Recovery (GFDRR), https://www.gfdrr.org/sites/default/files/publication/20190208%20
-%20Report%20-%20Rapid%20screening%20and%20evaluation%20of%20flood%20risk%20reduction%20
strategies.pdf p. 29.

19 UN-HABITAT (2020). Financing for Resilient and Green Urban Solutions in Beira, Mozambique, https://unhabitat.
org/sites/default/files/2020/02/the_frugs_city_study_report_on_beira_mozambique_1.pdf p.13.

20 Respondents of this survey were selected based on their monthly income profile –  and covered lower income 
households.

21 UN-HABITAT (2020). Financing for Resilient and Green Urban Solutions in Beira, Mozambique, https://unhabitat.
org/sites/default/files/2020/02/the_frugs_city_study_report_on_beira_mozambique_1.pdf p.65

conditions and livelihoods – a demographic diversity 
that is common to most of its neighbourhoods. 
However, the quantity of housing stock in Beira 
remains poor. Reall’s Beira housing market study 
conducted in 2016 estimated that 44 percent of 
people in Beira live in rental housing and 35 percent 
own their own home. The survey further estimated 
that 50 percent of these homeowners do not have 
complete legal documentation of ownership.20

Seventy percent of the population of Beira is 
estimated to be living in informal housing (defined 
as ad-hoc housing that is at least partially self-
constructed, un-zoned and without registered 
legal occupation with the City).21 As mentioned, 
Beira’s low-income households largely construct 
their homes incrementally using cash. A developer-
constructed home, with a zoned plot and associated 
municipal permits, is only affordable to upper 
income households. Upper income residents live in 
houses constructed with cement block, while low 
income residents often live in informal structures 
made of wooden sticks, filled with stone and clay 
paste. In the absence of alternative options, access 
to quality housing becomes a key challenge for many 
residents of Beira. Self -build housing is the norm 
across a country where formal affordable housing 
delivery is inadequate, and the majority are left to 
mobilise their own resources to invest in housing 
production. For many residents, it could take up to 
10 years to build two rooms in a poor location. In 
Beira, self- constructed homes are largely located 
in areas with little ability to withstand any severe 
weather (Figure 3). 

https://www.nytimes.com/2019/05/12/climate/mozambique-climate-change-protection.html
http://documents1.worldbank.org/curated/en/727131568020768626/pdf/Project-Information-Document-Mozambique-Cyclone-Idai-Kenneth-Emergency-Recovery-and-Resilience-Project-P171040.pdf
http://documents1.worldbank.org/curated/en/727131568020768626/pdf/Project-Information-Document-Mozambique-Cyclone-Idai-Kenneth-Emergency-Recovery-and-Resilience-Project-P171040.pdf
http://documents1.worldbank.org/curated/en/727131568020768626/pdf/Project-Information-Document-Mozambique-Cyclone-Idai-Kenneth-Emergency-Recovery-and-Resilience-Project-P171040.pdf
https://www.researchgate.net/publication/327411091_Sustainable_Urbanization_on_Occupied_Land_The_Politics_of_Infrastructure_Development_and_Resettlement_in_Beira_City_Mozambique
https://www.researchgate.net/publication/327411091_Sustainable_Urbanization_on_Occupied_Land_The_Politics_of_Infrastructure_Development_and_Resettlement_in_Beira_City_Mozambique
https://unhabitat.org/sites/default/files/2020/02/the_frugs_city_study_report_on_beira_mozambique_1.pdf
https://unhabitat.org/sites/default/files/2020/02/the_frugs_city_study_report_on_beira_mozambique_1.pdf
http://documents1.worldbank.org/curated/en/248561541165040969/pdf/Mozambique-Poverty-Assessment-Strong-But-Not-Broadly-Shared-Growth.pdf
http://documents1.worldbank.org/curated/en/248561541165040969/pdf/Mozambique-Poverty-Assessment-Strong-But-Not-Broadly-Shared-Growth.pdf
http://documents1.worldbank.org/curated/en/248561541165040969/pdf/Mozambique-Poverty-Assessment-Strong-But-Not-Broadly-Shared-Growth.pdf
https://www.gfdrr.org/sites/default/files/publication/20190208%20-%20Report%20-%20Rapid%20screening%20and%20evaluation%20of%20flood%20risk%20reduction%20strategies.pdf
https://www.gfdrr.org/sites/default/files/publication/20190208%20-%20Report%20-%20Rapid%20screening%20and%20evaluation%20of%20flood%20risk%20reduction%20strategies.pdf
https://www.gfdrr.org/sites/default/files/publication/20190208%20-%20Report%20-%20Rapid%20screening%20and%20evaluation%20of%20flood%20risk%20reduction%20strategies.pdf
https://unhabitat.org/sites/default/files/2020/02/the_frugs_city_study_report_on_beira_mozambique_1.pdf
https://unhabitat.org/sites/default/files/2020/02/the_frugs_city_study_report_on_beira_mozambique_1.pdf
https://unhabitat.org/sites/default/files/2020/02/the_frugs_city_study_report_on_beira_mozambique_1.pdf
https://unhabitat.org/sites/default/files/2020/02/the_frugs_city_study_report_on_beira_mozambique_1.pdf
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Figure 3: Self-Build Housing in Flood Prone Areas

Source: Beira Master Plan

As demand for housing in Beira is 
overwhelmingly high, the ability of Beira’s 
poorest population to afford adequate 
housing without financial assistance is low.22 

 Like the rest of the country, low income households 
in Beira do not participate in formal financial 
markets for housing or construction finance 
products. Mortgage loan requirements, such as 
proof of regular income, 20 percent down payments, 
and interest rates (in excess of 20 percent) are 
beyond the reach of the lowest end of the income 
distribution and the majority of Mozambicans.

The financing requirement for housing in Beira 
is significant, and the limited resources available 
to the municipality hinder the timely provision 
of affordable housing. UN-Habitat estimates 
that the current housing finance gap for Beira is 
approximately US$435 million. If urbanisation 
follows low growth rates estimates (of about 
2.2 percent annually), this housing finance gap 
could widen to US$2.6 billion by 2035.23 Although 
government investment has an important impact on 
housing delivery for low and middle income groups, 
so does market provision. The Beira municipality’s 
approach is to use market based approaches and 
leverage private resources for housing wherever 
possible. Therefore, Casa Real does not expect 
the Beira municipality to invest in their housing, 

22 Ibid.
23 UN-HABITAT (2020). Financing for Resilient and Green Urban Solutions in Beira, Mozambique, https://unhabitat.

org/sites/default/files/2020/02/the_frugs_city_study_report_on_beira_mozambique_1.pdf (Accessed 22 June 
2020). p.16.

24 Fund for Housing Promotion (FFH),  https://www.ffh.gov.mz/projectos-e-novidades/financiamento-de-
programas-habitacionais/beira-dondo-projecto-em-curso 

25 UN-HABITAT (2020). Financing for Resilient and Green Urban Solutions in Beira, Mozambique, https://unhabitat.
org/sites/default/files/2020/02/the_frugs_city_study_report_on_beira_mozambique_1.pdf p.68.

26 Shannon, M., Otsuki, K., Zommers, A and Kaag, Mayke. (2018). Sustainable Urbanisation on Occupied Land? The 
Politics of Infrastructure Development and Resettlement in Beira City, Mozambique, Sustainability 10(9): 3123, 
https://www.researchgate.net/publication/327411091_Sustainable_Urbanization_on_Occupied_Land_The_
Politics_of_Infrastructure_Development_and_Resettlement_in_Beira_City_Mozambique  p. 1.

27 Interview with Lamoree Consult, 26 June 2020.

but is dependent on them for key infrastructure 
investments, such as access roads. In this sense, the 
lack of resources within the municipality hampers 
access to their site, as the municipality is slow to 
invest due to their funding challenges. 

The only state institution providing housing in 
Mozambique is the Fund for Housing Promotion 
(FFH) that has a mandate to implement 
government housing programmes for low income 
families. In Beira-Dondo there are two ongoing 
housing projects that are expected to complete 
282 houses in their first phase. These projects 
are a public private partnership between FFH 
and Imperio Construction Group (an affiliate of 
the Commonwealth Investment Corporation), 
targeting young employees and agents of the 
state.24 The FFH’s contribution to the upgrading 
of Mozambique’s housing stock is small and it is 
similarly not contributing to new housing delivery 
on a significant scale. 

The market segment in need of substantial support 
is the 70 percent living in informal housing in Beira. 
However, this segment is not uniform.25 Some 
households would likely require subsidised public 
housing for ownership, while others require more 
formal low income mortgage products and greater 
provision of affordable housing developments, in 
well-located areas. 

In recent years the city of Beira has been praised 
for its leadership and the municipal government 
has been branded as the epitome of effective 
urban governance in Africa.26 The partnerships 
that have emerged between the municipality and 
international partners have led to an increasing 
focus on addressing the lack of adequate housing, 
planning and upgrading informal urban areas, 
together with the provision of better public services 
and infrastructure. The Beira Master Plan, and 
subsequent plans, provide the spatial vision for 
achieving this.27

3.2 Beira Master Plan 

The Beira Master Plan 2035 was developed by 
a consortium of international consultants in 

https://unhabitat.org/sites/default/files/2020/02/the_frugs_city_study_report_on_beira_mozambique_1.pdf
https://unhabitat.org/sites/default/files/2020/02/the_frugs_city_study_report_on_beira_mozambique_1.pdf
https://www.ffh.gov.mz/projectos-e-novidades/financiamento-de-programas-habitacionais/beira-dondo-projecto-em-curso
https://www.ffh.gov.mz/projectos-e-novidades/financiamento-de-programas-habitacionais/beira-dondo-projecto-em-curso
https://unhabitat.org/sites/default/files/2020/02/the_frugs_city_study_report_on_beira_mozambique_1.pdf
https://unhabitat.org/sites/default/files/2020/02/the_frugs_city_study_report_on_beira_mozambique_1.pdf
https://www.researchgate.net/publication/327411091_Sustainable_Urbanization_on_Occupied_Land_The_Politics_of_Infrastructure_Development_and_Resettlement_in_Beira_City_Mozambique
https://www.researchgate.net/publication/327411091_Sustainable_Urbanization_on_Occupied_Land_The_Politics_of_Infrastructure_Development_and_Resettlement_in_Beira_City_Mozambique
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cooperation with the municipality of Beira and 
local stakeholders in 2013 and approved in 2014. It 
sets out a planned and integrated vision for Beira, 
describing how the city can respond to challenges 
in the short and long term. The plan is a response 
to Beira’s key challenges, which are identified as: 
(1) utilising the economic potential of Beira (2) 
improving the living conditions and quality of life 
of the Beira’s citizens and (3) realising flood proof 
residential and industrial areas.28

The Master Plan takes its cue from the ‘spatial layer 
model’, which is commonly used in Dutch planning 
policy and urban planning, as a strategy for land 
development. The model distinguishes between 
three physical planning layers: the base layer 
(including water, soil and topography), the network 
layer (mainly infrastructure), and the occupation 
layer (zoning and land use planning). Each layer is 
different but interrelated, requiring the involvement 
of different stakeholders. In this sense the scope of 
the Master Plan gives impetus to a sustainable and 
integrated urban development strategy.  

The value of the Master Plan lies in its accompanying 
implementation strategy. Following its approval 
in March 2014, considerable time went into 
developing a clear implementation strategy, 
which requires capacity at the municipal level, 
investment, infrastructure and partnership. Given 
the municipality’s limited resources, the Master 
Plan places emphasis on a financial strategy, 
focusing on activities that can potentially generate 
investment returns and an income stream for the 
municipality. The Master Plan was a starting point 
for the government of the Netherlands to form 

28 Deltares, Witteveen+Bos, Wissing, NIRAS Mozambique, VandenBroek Consulting, and Municipality of Beira. 
(2013). Beira Master Plan. p. 13.

29 The Master Plan highlights that a combination of restructuring and removal strategies are a sensitive but urgent 
issue for the gradual improvement of living conditions. Low-lying areas will especially be more susceptible to 
removal. A strategy should therefore be elaborated further for each individual area by the CMB.

30 Interview with SDU Beira (24 February and 8 July 2020) and Lamoree Consult (26 June 2020).
31 FOUNT (2019). Inhamizua Affordable Housing Project, Press Release,  https://fount.eu/wp-content/

uploads/2019/12/Inhamizua-affordable-housing-project.pdf

a partnership with the municipality and mobilise 
investment.  It was fundamentally based on a vision 
of institutionalisation, urban development and the 
capacity to attract finance to realise this vision. 

Housing is a big part of the local municipality’s 
agenda, and this is one of the reasons Casa Real 
established itself in Beira. The improvement of 
housing quality for low income groups is to be 
achieved by:

• Developing new flood-proof residential areas 
which are provided with basic infrastructure 
and basic quality housing, and;

• Restructuring or removal of current poor 
quality residential areas.29 

 

With that said, all housing related stakeholders 
in Beira expect housing to be delivered as much 
as possible by the private sector. Although the 
Plan does not provide specifics on Beira’s housing 
requirement or housing delivery plans, the 
establishment of SDU Beira responds to the need 
to make flood-proof areas available to developers, 
for residential and commercial construction (Box 
1).30 Through SDUB investing a sizeable amount in 
land development, the Beira municipality wants to 
facilitate the construction of 25 000 houses in the 
medium to long term for the low to middle income 
demographic. The Maraza neighbourhood has 
been earmarked as the area for the development of 
a new residential neighbourhood of 400 hectares. 
A pilot of four hectares and 125 housing plots for 
construction is underway. A special focus is on the 
provision of affordable housing to address the city’s 
pro-poor development policies.31

https://fount.eu/wp-content/uploads/2019/12/Inhamizua-affordable-housing-project.pdf
https://fount.eu/wp-content/uploads/2019/12/Inhamizua-affordable-housing-project.pdf
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Box 1: SDU Beira: An Investment Vehicle for Land Development and Opportunities for Affordable 
Housing

Beira is a low-lying coastal city that is prone to frequent flooding and other natural disasters. Other 
current urban challenges include climate change, unplanned urban development and a shortage of 
resilient, affordable housing. One of the drivers leading to the development of the Beira Master Plan and 
collaboration between the Government of the Netherlands and the Municipality of Beira was this reality. 
The Netherlands has similar physical characteristics with Beira, which led them to develop unique spatial 
and urban planning policies.  

Unplanned urban sprawl has led to increased housing development in Beira’s low-lying areas, putting 
livelihoods and structures at risk. These areas that were rice fields 20 years ago were not developed 
into safe residential neighbourhoods. Based on these observations and drawing on the Netherlands’s 
experience, emerged the idea for a more planned and more integrated urban development strategy in 
Beira. Aside from a general Master Plan addressing spatial and economic development, Beira’s low-lying 
landscape required a two pronged approach: first, a clear vision for the planning and technical design 
aspects required for a well-constructed neighbourhood, and second the land investment requirement 
(which is a major bottleneck) to raise low-lying land.

To implement this vision and prepare land for development, the Beira Urban Development Corporation 
(Sociedade de Desenvolvemento Urbano da Beira – SDU Beira) was formally incorporated by the Beira 
Municipality with support from the Dutch government in November 2018. SDUB was established as 
a private company with 100 percent of the share capital in the hands of the Beira Municipality. As the 
implementing arm for spatial and land development, SDUB is an initiative of the municipal government, 
but with the commercial independence and stature to attract financiers and become a self-sustaining 
entity. SDU Beira promotes urban development, by intervening in the affordable housing, commercial 
and industrial real estate markets, and all its projects are required to be viable and profits re-invested. 

SDUB is responsible for elevating land through backfilling, the provision of necessary infrastructure 
(drainage canals, water and sewage pipes, energy and access roads) and ensuring the sale of the land to 
(social and private) developers and investors. While SDUB is tasked with bringing the concept to market 
and attracting the right developers, the cost required to invest in building better neighbourhoods in Beira 
is significant. 

The company received rights to 900 hectares of (industrial) land and 400 hectares of residential land. 
SDU Beira notes that a significant market segment of middle to lower income populations have no 
opportunities or options for decent housing, with the majority of private real estate developments 
targeted at the middle to upper market. The Maraza Residential Park pilot project was conceived to 
respond to the needs of affordable housing in Beira. It was financed by the Dutch Government with an 
investment of EUR 2 million on four hectares of land. The cost of preparing the site raises the cost per 
square metre, making it a challenge for developing the area for affordable housing. A key obstacle is how 
to finance the land development beyond the pilot, but also identifying what models could allow making 
the land available to the market for affordable housing. 

The company is exploring different strategies such as innovative construction technology, funding 
mechanisms and densification, to maximise the value for investment in land and infrastructure 
development. SDUB’s business model also considers end user finance facilitation arrangements. The 
company is looking into internal cross subsidisation, which entails directing surplus funds from industrial, 
commercial and port areas, to investments into affordable housing. The Maraza Pilot project is expected 
to contribute to relieving pressure from existing residential areas (including those affected by the 
cyclone). It could also be a driving force for new housing developments in Beira. 

32 Beira Municipal Council (2019). Beira Municipal Recovery and Resilience Plan https://www.dutchwatersector.com/
sites/default/files/2019-06/Summary%20Beira%20Municipal%20Recovery%20and%20Resilience%20Plan.pdf .

33 Beira Municipal Council (2019). Beira Municipal Recovery and Resilience Plan https://www.dutchwatersector.com/
sites/default/files/2019-06/Summary%20Beira%20Municipal%20Recovery%20and%20Resilience%20Plan.pdf p. 
12. 

In the aftermath of cyclone Idai I 2019, the Beira 
Municipal Recovery and Resilience Plan32 was 
promptly developed to address immediate recovery 
needs and also introduce mechanisms to build 
back better and ensure the resilience of the city 
of Beira.33 The plan was prepared with technical 

assistance from the Netherlands government, UN-
Habitat and the Shelter Program and sought to 
update the Master Plan on certain infrastructure 
aspects. In the context of climate change, the 
Recovery and Resilience Plan focuses on five key 
areas of infrastructure development (coastal 

https://www.dutchwatersector.com/sites/default/files/2019-06/Summary%20Beira%20Municipal%20Recovery%20and%20Resilience%20Plan.pdf
https://www.dutchwatersector.com/sites/default/files/2019-06/Summary%20Beira%20Municipal%20Recovery%20and%20Resilience%20Plan.pdf
https://www.dutchwatersector.com/sites/default/files/2019-06/Summary%20Beira%20Municipal%20Recovery%20and%20Resilience%20Plan.pdf
https://www.dutchwatersector.com/sites/default/files/2019-06/Summary%20Beira%20Municipal%20Recovery%20and%20Resilience%20Plan.pdf
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protection, drainage, sewage, solid waste and 
road infrastructure). It also directly addresses the 
need to increase resilience in housing and human 
settlements. 

Cyclones Idai and Kenneth, and now the Coronavirus 
pandemic, significantly strain an already insufficient 
municipal budget. This reality means that the level 
of investment capital required to meet Beira’s 
housing and infrastructure needs cannot be met 
exclusively from local resources (nor was it ever 
assumed that this would be the case). There is 
somewhat of a dependence on external funding and 
the strategic partnerships that mobilising finance 
requires. Since 2015 the Netherlands government 
and Beira municipality have co-organised 
investment conferences and finance roundtables. 
The Mayor of Beira is the main convener of these 
events, bringing together key partners to discuss 
the future developments of the city, with a goal 
to attract private and public sector investment 
from financiers and donor organisations. The 
government of the Netherlands has supported 
the Mayor and the municipality in its development 
efforts and until recently this partnership mobilised 
small, but useful amounts of investments (mostly for 
capacity building, strategies and plans). Following 
the cyclone, Beira attracted almost US$200 million 
in infrastructure investment (mostly for coastal 
protection, drainage and sanitation) from the World 
Bank, European Union and European Investment 
Bank. These projects are in preparation and will 
likely be implemented in 2021. Casa Real has 
similarly depended on close partnerships with the 
Beira municipality and its key investor Reall that 
provided the initial capital for its affordable housing 
project and additional investment in the repairing 

34  Reall website: https://www.reall.net/
35  Casa Real Website: http://www.casareal.co.mz/
36  Reall (2019). Affordable and climate-resilient: How casa real’s homes withstood cyclone Idai, https://www.reall.

net/wp-content/uploads/2019/09/Affordable-Homes-Cycolne-Idai.pdf p.1.

of its demonstration houses after Cyclone Idai.  

4 FINDINGS

4.1 Casa Real: Affordable Housing for 
Low to Middle Income Families 

In 2015, affordable housing investor Reall  - a social 
enterprise and limited company committed to 
leveraging capital finance to invest in affordable 
housing in Africa and Asia - began exploring 
housing opportunities in Beira.34 A memorandum of 
understanding (MoU) was signed between Reall and 
the City of Beira to deliver more affordable housing. 
Shortly thereafter Casa Real was established in 2018 
as a not-for-profit affordable housing development 
company, with a mission to unlock the affordable 
housing market in Mozambique.35 In its statutes, the 
enterprise commits to reinvesting any surplus funds 
into future housing projects. Casa Real facilitates 
access to adequate and sustainable housing by 
providing innovative and quality affordable housing 
solutions for low and middle income families. Reall 
provided the seed capital funding for Casa Real’s 
200-house scheme pilot phase (Inhamizua) in Beira. 
The development was a partnership with the Beira 
Municipal Council, with additional support from the 
Netherlands government (Table 1).36 

Casa Real’s model is focused on providing secure 
and affordable homes with land titles in integrated, 
safe neighborhoods with access to transport 
systems, social amenities, and shopping centres. 
Casa Real’s Master Plan (Figure 4) presents a vision 
for an integrated housing development. 

Table 1: Key Parties in Casa Real’s Inhamizua Affordable Housing Project

Company/ Institution Role Nature of partnership 

Reall Project financier Casa Real’s key investor - UK-based investor and innovator in 
affordable homes across Africa and Asia

Beira Municipal Council 
(CMB)

Key partner Partnership that resulted in the provision of suitable land, prioritisation 
in accessing services, planning assistance and other forms of support

FOUNT Advisor In cooperation with the Dutch government, FOUNT, an impact 
advisory and investment firm from the Netherlands, supported the 
structuring of mortgage finance to low and middle income earners

Absa Bank Mortgage 
provider

First bank to actively enter the market and committed to serving 
buyers of Casa Real homes. The commitment was formalised in a five-
year MoU between Absa and Casa Real (signed in September 2019)

Netherlands 
Government

Key partner A long-standing partner of the Beira municipality whose role has 
contributed to stimulating Mozambican banks to provide end user 
finance for low income populations

Source: FOUNT (2019) 

https://www.reall.net/
http://www.casareal.co.mz/
https://www.reall.net/wp-content/uploads/2019/09/Affordable-Homes-Cycolne-Idai.pdf
https://www.reall.net/wp-content/uploads/2019/09/Affordable-Homes-Cycolne-Idai.pdf
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Figure 4: Casa Real Integrated Master Plan for Low and Middle Income Families 

Source: Casa Real presentation (2019)

The project intends to complete 200 affordable homes (Figure 5), to be accessed through private sector 
housing finance schemes, which is new to the Mozambican market. Figure 5 pictures 11 phases of the 
project. 

Figure 5: Casa Real Inhamizua Master Plan 

Source: Casa Real (2019 
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Casa Real was founded and established in 
Mozambique following an invitation from the CMB. 
The close partnership with CMB has resulted in the 
provision of suitable land, prioritisation in accessing 
services, assistance with planning and other forms 
of support in producing affordable housing for the 
city (Table 1). The company expects to negotiate 
similar partnerships with other cities once it reaches 
scale and expands across Mozambique.

The Inhamizua affordable housing project is 
evidence of the role a local municipality can play in 
stimulating market-based housing solutions for the 
working poor.37 To date, Casa Real has completed 
16 houses (with two occupied and five sold) on 
the 2.4 hectare site provided by the CMB.38 The 
development offers a range of incremental homes 
where clients with low to middle incomes can buy a 
fully serviced starter home, complete with sanitary 
facilities, energy, and water supply. Casa Real has 
plans to complete 200 units. The developer has 

37  Fount (2019). Inhamizua Affordable Housing Project Press Release https://fount.eu/wp-content/uploads/2019/12/
Inhamizua-affordable-housing-project.pdf p.2.

38  Interview with Casa Real, 19 June 2020. 

recently signed an investment agreement with 
Reall to construct an additional 29 houses and is in 
further discussion with an international institution 
to finance another 24 homes.

4.2 A Model for Incremental Housing 

Casa Real’s business model is centered on 
designing, building, and selling houses that 
people can afford. The affordable housing project 
is therefore modelled on an incremental building 
approach. Its housing typology includes a mixture 
of one, two- and three-bedroom homes (Table 2). 
What is fundamental to these developments is to 
build incrementally, while ensuring each increment 
is complete and habitable with basic services 
(including a built-up foundation for incremental 
expansion). Infrastructure can also be developed 
and connected to the site and eventually to the 
home, incrementally. Casa Real structures are also 
strong enough for adding a second level. 

https://fount.eu/wp-content/uploads/2019/12/Inhamizua-affordable-housing-project.pdf
https://fount.eu/wp-content/uploads/2019/12/Inhamizua-affordable-housing-project.pdf
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Table 2: Casa Real Housing Typologies 

Casa 
Basica 

Type 0 

•	 Sale price: US$10 000

•	 Size: 26.86 m2

•	 One bedroom

•	 Kitchen

•	 Bathroom

•	 Built up foundation with slab 
for future expansion to T2

Type 1 

•	 Sale price: US$20 000

•	 Size: 46.70 m2

•	 One bedroom

•	 Living room

•	 Bathroom

•	 Kitchen

•	 Can be expanded to T2

Type 2 

•	 US$30 000

•	 Size: 58 m2

•	 Two bedrooms

•	 Living room

•	 Bathroom

•	 Kitchen

Casa 
Maior

T y p e 
1+ 

•	 Sale price: US$40 000

•	 Size:56.10 m2

•	 Bedroom

•	 Big living room

•	 Bathroom

•	 Kitchen

•	 Constructed foundation 
with slab for expansion to T3

T y p e 
3+ 

•	 Sale price: US$50 000

•	 Size:82 m2

•	 3 bedrooms

•	 Big living room

•	 Bathroom

•	 Kitchen
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Source: Interviews with Casa Real (February 2020) and Casa Real website

39 Interview with Casa Real, 28 February 2020.
40 Reall Beira Housing Market Study.

Casa Real’s one-bedroom starter home (pictured on 
the left of Figure 6) is priced at US$10 000, which 
is remarkable for a country like Mozambique. The 
home can be extended and adapted over time as 
needs and incomes change. As Casa Real has two 
housing ranges (Casa Standard and Casa Maior), 
the developer can be more flexible in allocating 
a higher proportion (or cross subsidising) of 
infrastructure and other overhead costs on the Casa 
Maior range, which are houses intended for a more 
middle income group of clients. This means the 
Casa Basica houses become even more affordable 
for lower income clients. Sale prices for Casa Real 
homes range between US$10 000 and US$50 000.  

“Casa basica” homes (Table 1) are built on a land 
size of 100 square metres. Casa Real plot sizes are 
an important part of the affordability impact. 39The 
local municipality typically requires a standard plot 
size to be 600 square metres. The municipality 
approved for the Casa Real homes to be built on a 
100 square metre plot and up to 150 square metres. 
Casa Real’s good relationship with the Mayor gave 
the developer the option to build their affordable 
homes on a smaller plot size. Each home has a front 
car parking space, and a backyard of six metres. 
Each complete unit has a sectional land title 
registered on the title deeds registry. 

Figure 6: Casa Real Inhamizua Affordable Housing Pilot 
Project

Source: Site visit to Casa Real, February 2020
There are strong indications that Casa Real residents 
previously resided in substandard rental or informal 
housing. Casa Real homes offer a safe and more 
resilient housing solution that significantly improves 
housing conditions for Beira’s low income families, 
and also middle income earners. With Beira being a 
port city, current and potential clients are employed 
in logistics, fishing, port, and security companies. 
A large number are also employees of local 
government agencies, including the municipality. 
Casa Real is in the process of mapping out its 
households to fully understand the circumstances 
of their target market. Their mapping will focus on 
socio-economic and demographic characteristics 
such as housing journey, family size, education and 
employment status. 

Prior to constructing their homes, Casa Real 
conducted a market survey to understand 
the city of Beira, and its housing market.40 

 They also sought to understand supplier dynamics, 
which to some extent lowered the costs associated 
with procuring building materials. For Casa Real, 
sourcing appropriate building materials is key 
for quality and sustainable housing construction, 
and this has often meant importing construction 
materials. The biggest material costs are gravels, 
which are sourced 150 kilometres away from the 
development, while galvanised roofing sheets 
are bought directly from a local factory. Building 
materials are a significant cost driver and the 
company has worked closely with suppliers to 
bring this cost down. Casa Real hopes to benefit 
from supplier discounts, as well as manufacture 
concrete blocks on site as they reach economies of 
scale. Achieving scale will also entail establishing 
a dedicated construction team, including 
engineers, to prioritise the management of supplier 
relationships and driving down construction 
material costs further. 

4.3 Holistic Approach to Building 
Resilience 

Through Reall’s housing market survey (undertaken 
prior to Casa Real’s establishment), Reall was made 
aware that the City of Beira is vulnerable to climate 
change, and with many low-lying residential areas, 
Beira’s increasing population and poor infrastructure 
makes the city vulnerable to flood damage (see 
Section 3). Reall’s investment and vetting process 
ensures that environmental factors are considered, 
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and only good quality materials are sourced.41 
While no compromise is made on quality, it does 
not come at the expense of affordability. Casa Real 
homes were designed to incorporate in a certain 
level of resilience, achieved simply by applying 
formal construction techniques. 

It is important to distinguish between formally 
constructed homes (such as Casa Real’s) and 
self-help housing structures typically built from 
poor materials and located in climate-vulnerable 
areas in Beira. Relative to the general state 
of housing construction in Beira, Casa Real 
homes have a good standard, are designed with 
good ventilation, and built with high-quality 
building materials. This is important, and as the 

41 Reall. (2019). Affordable and climate-resilient: How casa real’s homes withstood cyclone Idai, https://www.reall.
net/wp-content/uploads/2019/09/Affordable-Homes-Cycolne-Idai.pdf p.2.

42 The Shelter Pre-Crises Market Analysis the product of a collaboration between the Integration Lab (i-Lab) at the 
Keough School of Global Affairs at the University of Notre Dame and the Terwilliger Center for Innovation in Shelter 
at Habitat for Humanity. It is an adaption of the Pre-Crisis Market Analysis – a guidance document designed to 
help practitioners prepare for a pre-crisis analysis. The S-PCMA considers the complex elements of the housing 
value chain and vulnerabilities of residential structural typologies, with the aim of increasing resilience.

43 Ahn, J., Esguerra-Rezk and Wagner, S. (2018). Shelter Pre-Crisis market Analysis. i-Lab in Partnership with 
Terwilliger Centre for Innovation in Shelter, Habitat for Humanity. pp. 6-10.

44 Cerci, S. (2014). Climate responsive residential building design in Turkey – A Case Study. Cukurova University. 
http://www.urbanhybridization.net/Serpil_%E2%80%9Aer%E2%80%9Ai_full.pdf p. 1-2.

Shelter Pre-Crisis Market Analysis (S-PCMA)42 
 highlights, construction is essential when considering 
the structural vulnerabilities of a home (Figure 7).43 
 Identifying the core elements of a home i.e. soil, 
foundation, structure and envelope can help 
identify components that are likely to be structurally 
vulnerable to crises. This is critical for enhancing the 
resilience of specific components of a home, such 
as the envelope or roofing in cyclone prone areas 
such as Beira. This also means that quality building 
materials (local and imported) need to be available 
in the market and accessible to low income 
households. Furthermore, natural ventilation is a 
passive design strategy that is considered to be a 
hallmark of sustainable residential building, in the 
face of rising temperatures and humidity levels.44

Figure 7: Shelter Pre-Crisis Market Analysis: Structural Components of a Home

Source: Terwilliger Centre for Innovation in Shelter, Habitat for Humanity (2018)

During the construction process, Casa Real was 
obviously unaware that a cyclone would hit the City 
of Beira. Beira had never been hit by a cyclone of 
this level of intensity. This meant that there was 
no habit of constructing to the level of climate 
resilience needed to withstand a cyclone like Idai. 
The first pilot houses were completed a week 

before the cyclone made landfall. None of the 
buildings were intentionally built to be cyclone-
resistant, including Casa Real homes. Ninety 
percent of buildings in Beira were destroyed. 
However, in comparison to the city at large, Casa 
Real’s homes suffered minimal damage and the 
structures withstood the impact. Only the roofing 

https://www.reall.net/wp-content/uploads/2019/09/Affordable-Homes-Cycolne-Idai.pdf
https://www.reall.net/wp-content/uploads/2019/09/Affordable-Homes-Cycolne-Idai.pdf
http://www.urbanhybridization.net/Serpil_%E2%80%9Aer%E2%80%9Ai_full.pdf
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sheets needed repair, which is the most common 
area of failure during cyclones.45 With additional 
financial support from Reall, Casa Real mobilised 
funds to responded to the cyclone by building 
in simple cyclone resistant techniques (Box 2).46 
Repairing the damaged roofs was costly only 
because Casa Real lost between six to eight months 
of construction time. The extra cost of (minor) 
repairs was negligible and ranged between 2 and 
2.5 percent.47

In the context of projected climate-related 
impacts, including cyclones, these modifications 
are necessary for minimising human loss and 
reducing the risk of future structural damage. 
Casa Real plans to incorporate these techniques 
in the design of their houses going forward. Casa 
Real’s experience demonstrates that affordable 
and resilient housing is commercially viable,48 
by adopting a formal construction approach - building  
homes with decent materials, to a high standard of 
construction and on a secure piece of land.

Box 2: Basic and Cyclone Resilient Building 
Techniques 

•	 Core structural integrity 

•	 Secure piece of land

•	 Good quality materials 

•	 Roofing sheets adapted and attached with 
long drive screws, in place of nails  

•	 Roofing timber gussets secured with 
galvanised metallic strap 

•	 Roof structures attached to walls using straps 
joined below the ring beam

•	 Increasing the thickness of roofing sheets 

•	 Insulation built into the roof to reduce solar 
gain and minimise internal temperatures 

•	 Drainage canals deepened and roads block-
paved to allow heavy rain to drain away

Natural disasters also have an impact on banks’ 
asset portfolios. Commercial banks faced collateral 

45 Keote, S.A., Kumar, D and Singh, R (2015). Construction of Low Rise Buildings in Cyclone Prone Areas and 
Modification of Cyclone, Journal of Energy and Power Sources, 2(7). pp. 247-252, https://www.researchgate.net/
publication/280934870_Construction_of_Low_Rise_Buildings_in_Cyclone_Prone_Areas_and_Modification_of_
Cyclone 

46 Interview with Casa Real, 19 June 2020.
47 Due to high demand for construction materials in the aftermath of the cyclone, prices were also higher than 

normal.
48 Reall (2019). Affordable and climate-resilient: How casa real’s homes withstood cyclone Idai, https://www.reall.

net/wp-content/uploads/2019/09/Affordable-Homes-Cycolne-Idai.pdf 
49 Colas, J., Khaykin, I. and Pyanet, A. (2019). Climate Change: Managing a New Financial Risk, Marsh and McLennan 

Companies, https://www.oliverwyman.com/content/dam/oliver-wyman/v2/publications/2019/feb/Oliver_
Wyman_Climate_Change_Managing_a_New_Financial_Risk1.pdf p.3.

50 Interview with Casa Real, 19 June 2020. 
51 CAHF (2019). Housing Finance in Africa Year Book, http://housingfinanceafrica.org/app/uploads/2019_yearbook-

20.12.2019-compressed.pdf P. 24.

losses due to Cyclones Idai and Kenneth in 2019. 
Additionally, insurance companies in Beira do not 
insure against climate-related damage. Although 
there is growing recognition of the need to 
integrate and treat climate risk as financial risk in 
mortgage portfolios, it is still an emerging practice 
for banks (particularly in Africa).49  A discussion 
on how and whether to factor climate change 
into bank’s financial risk management in Beira 
has not yet happened. However it does not seem 
that climate change will directly discourage banks 
from mortgage lending. What appears to be more 
important for banks in Beira is maintaining the value 
and quality of the house (which indirectly links to 
climate resilience). Banks were pleased to hear that 
through Casa Real’s affordable housing project, 
more resilient homes are being built in Beira. This 
should in principle encourage banks to support the 
market with mortgage loans. Unless shareholders 
explicitly require banks to consider pricing loans to 
incorporate climate risk, it may not be a significant 
factor in mortgage lending.50

Casa Real’s model suggests that housing is more 
than the structure of a house. Resilient homes 
and sustainable development integrate safety 
and security, quality livelihoods, safe water and 
sanitation, improved health and education as well 
as attracting end user financing. 

4.4 End User Financing 

Mozambique has a national housing backlog of 2 
million and the cost of the cheapest newly built house 
on the market is US$55 000, which is affordable 
to just 1.2 percent of the urban population51 and 
compared to Casa Real’s offer of US$10 000 a house. 
Casa Real has made promising progress to expand 
housing finance, by first showcasing the possibility 
of bringing affordable and quality homes to Beira’s 
housing market. Given the income profile of most of 
the population, end user finance is a key component 
of the housing delivery value chain and this means 
paying attention to both the supply and demand 
sides of the market. One of the biggest challenges 
for Casa Real, and one which was understood from 

https://www.researchgate.net/publication/280934870_Construction_of_Low_Rise_Buildings_in_Cyclone_Prone_Areas_and_Modification_of_Cyclone
https://www.researchgate.net/publication/280934870_Construction_of_Low_Rise_Buildings_in_Cyclone_Prone_Areas_and_Modification_of_Cyclone
https://www.researchgate.net/publication/280934870_Construction_of_Low_Rise_Buildings_in_Cyclone_Prone_Areas_and_Modification_of_Cyclone
https://www.reall.net/wp-content/uploads/2019/09/Affordable-Homes-Cycolne-Idai.pdf
https://www.reall.net/wp-content/uploads/2019/09/Affordable-Homes-Cycolne-Idai.pdf
https://www.oliverwyman.com/content/dam/oliver-wyman/v2/publications/2019/feb/Oliver_Wyman_Climate_Change_Managing_a_New_Financial_Risk1.pdf
https://www.oliverwyman.com/content/dam/oliver-wyman/v2/publications/2019/feb/Oliver_Wyman_Climate_Change_Managing_a_New_Financial_Risk1.pdf
http://housingfinanceafrica.org/app/uploads/2019_yearbook-20.12.2019-compressed.pdf
http://housingfinanceafrica.org/app/uploads/2019_yearbook-20.12.2019-compressed.pdf
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the company’s inception, is accessing end user 
finance, partly because the financial sector is very 
small in Mozambique. Casa Real’s investor, Reall, 
is only involved in project finance and not end user 
finance. Casa Real established different modes of 

52 Casa Real and NACHU Policy Engagement Summary Document (2019).
53 Casa Real and NACHU Policy Engagement Summary Document (2019). 
54 CAHF (2018). Housing Finance in Africa Year Book http://housingfinanceafrica.org/app/uploads/2018/10/twenty-

eighteen-cahf-yearbook-final-compressed.pdf  p. 201. 
55 CAHF (2019). Housing Finance in Africa Year Book, http://housingfinanceafrica.org/app/uploads/2019_yearbook-

20.12.2019-compressed.pdf p. 201. 
56 Fount (2019). Inhamizua Affordable Housing Project Press Release, https://fount.eu/wp-content/uploads/2019/12/

Inhamizua-affordable-housing-project.pdf p.2.

payment (Table 3), as a way of overcoming some 
of the challenges of end user financing. These 
included: cash payment and mortgage financing, 
as well as pay-as-you-go and rent-to-buy schemes.

Table 3: Mode of Payment Options

Cash payment Client pays the full amount to Casa Real and house documents/title 
and receipt are provided. 

Mortgage financing Bank provides mortgage to the client and deducts the amortised rate 
from the salary monthly.

Pay as you go/ Pay-as-we-build 
(phase payment)

Casa Real builds the client’s house in phases as the client pays for 
each phase. Phases are clearly defined as foundation, superstructure 
roofing and finishes against which a percentage is agreed with the 
client and a contract is signed. Twenty percent upfront payment is a 
prerequisite to this mode of payment.

Rent-to-buy Agreement in which the client rents the house for a period of up to 
three years, with the intention to buy.

Source: Interviews with Casa Real and Casa Real website 

With the support of key stakeholders, Casa Real has 
especially directed its efforts towards unlocking 
the mortgage market for affordable housing. Casa 
Real leveraged the Government of the Netherland’s 
active presence in Beira, such as its involvement 
in the Maraza Residential Park pilot. Consultants 
from the Dutch impact investment advisory firm, 
FOUNT (see Table 1), designed end user finance 
solutions to advocate and engage with the major 
banks in Mozambique for accessible mortgages. 
In 2019, alongside FOUNT, Casa Real presented at 
a high-level seminar at the Dutch Embassy with 
representatives from eight national banks and the 
central bank.52 The purpose of this engagement 
was to advocate with key banks to make the 
mortgage market more accessible. There were 
debates about how to lower interest rates, establish 
creditworthiness, open the market to lower income 
individuals and even mobilise funds to set up a 
capital pool for housing finance.53  Following the 
seminar, banks visited Casa Real’s pilot homes in 
2019, and were impressed that they demonstrated 
the viability of building and selling affordable 
homes. This generated real interest from the banks 
- in a market that has seemingly never worked in 
Mozambique. Several banks were persuaded that 
affordable housing could be a market segment for 
them, and three of the banks agreed to cooperate 
with Casa Real in offering mortgages.

Mortgage financing in general is poorly developed 
in Mozambique, with a total mortgage book of 
only one percent of gross domestic product,54 and 

600 outstanding mortgage loans.55 Commercial 
bank mortgage requirements in Mozambique 
are too stringent for most of the population. 
Mozambique’s housing market is characterised by 
a “negative vicious cycle including a shortage of 
project capital, unsuccessful small-scale initiatives, 
unavailable or expensive (construction) resources, 
poor institutional support (infrastructure, property 
titles), mismatch between end user preferences 
and housing supply, and lack of end-user finance, 
which .. limits the offtake of affordable housing 
projects.”56 The high prime lending rate (currently 
at 18.5 percent) further distorts housing market 
incentives. The banks were therefore interested in 
finding solutions in a country where mortgages are 
scarce and only available to high income individuals. 

The first bank to actively enter this market was 
Absa Bank. Following completion of its 10 pilot 
homes, Casa Real signed a five-year MoU with 
Absa (formerly Barclays Bank Mozambique) in 
September 2019 to provide mortgages to their 
clients. Through this MoU, Absa has formally 
committed to fund end-user financing for Casa 
Real’s affordable homes with a range of sale prices 
between US$10 000 and US$50 000 (Table 4). Absa 
Bank has also been prepared to reduce their entry 
level income requirement to MZN25 000 (US$351) 
from over MZN60 000 (US$843), which opens the 
sector to the lower income population. Although 
still high for low income earners, the bank is willing 
to offer an interest rate of 18.5 percent (compared 
to 25-30 percent). Even with all the pricing 

http://housingfinanceafrica.org/app/uploads/2018/10/twenty-eighteen-cahf-yearbook-final-compressed.pdf%20
http://housingfinanceafrica.org/app/uploads/2018/10/twenty-eighteen-cahf-yearbook-final-compressed.pdf%20
http://housingfinanceafrica.org/app/uploads/2019_yearbook-20.12.2019-compressed.pdf
http://housingfinanceafrica.org/app/uploads/2019_yearbook-20.12.2019-compressed.pdf
https://fount.eu/wp-content/uploads/2019/12/Inhamizua-affordable-housing-project.pdf
https://fount.eu/wp-content/uploads/2019/12/Inhamizua-affordable-housing-project.pdf
http://casareal.co.mz/about-us/
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bottlenecks, Absa is committed to finding ways to 
bring down transaction costs and make home loans 
more attractive to low to middle income clients, 
such as spreading out annual insurance payments 

57  One valuation can be used for all applications, reducing the transaction costs for the client. 

to monthly premiums. Casa Real is negotiating 
for additional favourable borrowing conditions, 
including a reduction in the down payment 
requirement (currently at 20 percent).   

Table 4: Commercial Bank Mortgage Requirements 

Traditional requirements Casa Real’s more favourable requirements

Lowest mortgage value US$60 000 – US$90 000 US$10 000 – US$50 000

Monthly income US$750 US$250

Down payment 20% 5%

Interest rate 25-30% 18.5%

Insurance payments Annual payments Monthly payments

Property valuations Valuation of every house One valuation per housing type (Casa Real has 5 
types) with a validity of two years reducing the 
transaction cost to the client57

Source: Interviews with Casa Real and FOUNT website (2019)

Absa is working with a list of 35 clients to determine 
interest and mortgage terms before rolling out 
the mortgage loans. The COVID-19 pandemic has 
delayed the process and disbursement of the first 
mortgages with buyers, but the results and learnings 
will hopefully contribute to building the affordable 
mortgage and housing market in Mozambique.

As of July 2020, of the 16 affordable houses built at 
the Casa Real’s development, two are occupied and 
five have been sold. Given that Absa mortgages have 
not been disbursed yet, families have found adhoc 
financing solutions. One of the occupants of Casa 
Real’s three bedroom house is a young professional 
whose employer bought the Casa Real house for 
her and a second, is a low income government 
employee occupying an entry level home. In both 
cases rent is deducted from their salaries and 
in the latter case the money is transferred from 
the employer to Casa Real. Buyers are largely 
purchasing Casa Real’s smaller, one bedroom 
homes. These units were constructed after clients 
made pre-payments in cash. These cash payments 
suggest that resources are available and requires 
the market to seriously consider the bankability of 
Beira’s population. Once there are better financing 
solutions available, it should create room to scale 
Casa Real homes. To date, Casa Real has a list of 240 
people interested in their homes and so the need 
and demand for housing is significant. However, a 
lack of effective demand implies that the majority 
are still unable to save to buy a house in cash (see 
Box 3). 

Box 3: Rent-to-Buy Schemes: A Mechanism for 
Securing Mortgage Financing 

Down payments are perhaps the biggest obstacle 
to home ownership for low and middle income 
households. Due to high and rigid interest rates, 
Casa Real is actively exploring options to reduce 
the capital requirement on mortgage loans for its 
clients. One of these possible options is a leasing 
solution to afford first time home buyers the 
opportunity to climb the property ladder. 

The pilot leasing scheme will allow individuals to 
rent a Casa Real home, and build up a deposit and 
healthy credit history, over a maximum period of 
three years. After the agreed period has elapsed, 
individuals and families can approach the banks 
to secure financing on a starter home.  

The scheme will be very targeted and accessible 
only to the low to middle income population in 
Beira. It will ease the transition for lower income 
earners (unable to access traditional housing 
finance), from renting to buying a Casa Real 
home.  
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With support from the Dutch government, Casa 
Real has been pivotal in encouraging Mozambican 
banks to start financing mortgages for common 
people in order to expand access to housing.  Casa 
Real’s partnership with the local municipality 
created the confidence for private sector parties 
like Casa Real and Absa bank to enter the market. 
Overall, Casa Real has been positively impressed 
with the extent and strong willingness of Absa Bank 
(together with the interest of other banks) to bend 
its processes to accommodate the low to middle 
income mortgage market. Casa Real highlights that 
the intention is not to create a monopoly in the 
market for affordable mortgages but rather engage 
several banks to make it a sector-wide initiative. 

5 CONCLUSION AND KEY 
LESSONS

The growth of Beira’s urban areas has accelerated 
in recent years and is expected to pick up over the 
next 15 years. This growth presents opportunities 
and challenges for residents, local government 
authorities, development partners and investors. 
In the context of climate variability, it is an 
opportunity to reconfigure the city of Beira to make 
it more sustainable, better integrated and resilient. 
A sufficient supply of affordable housing is central 
to achieving resilience and there is a clear need to 
improve housing provision in the city. Over two 
thirds of the urban population live in poorly located, 
substandard informal housing, with inadequate 
water and sanitation services. This increases the 
exposure and vulnerability of communities to 
extreme weather. Most residents in Beira cannot 
afford to participate in formal land and housing 
markets, nor can they access traditional housing 
finance products.  

Casa Real recognised the need for housing in Beira 
and paid attention to the socio-economic dynamics 
of its residents. The company established itself in 
Beira to bring adequate and affordable housing to 
market. Casa Real introduced a particularly unique 
model for Beira, built on incremental housing, 
quality construction and affordability through 
mixed-income housing ranges. With the support of 
its key investor, Reall, the Municipal Council of Beira 
and the Government of the Netherlands, Casa Real 
has demonstrated how housing can be accessible 
to a low income demographic, secure, resilient and 
commercially viable.  With support, the company 
further stimulated the supply side of the market 
by engaging commercial banks to provide end user 
finance to low to middle income earners. 

The key lessons drawn from the case study are 
highlighted as follows: 

Access to decent, secure and affordable housing 
is a prerequisite for climate resilience  

Building a sufficient supply of formal urban housing 
is especially important in a city which is particularly 
vulnerable to climate change. As the urban 
population grows, where and how houses are built 
will continue to dictate Beira’s levels of resilience. An 
adequate home is more than the physical structure, 
which provides shelter, but is also fundamental for 
health and safety. The case study suggests that if 
housing stock was upgraded to minimum building 
standards prior to the cyclone, the risk of structural 
damage could have been mitigated to a large 
extent. By applying formal construction techniques 
and sourcing good quality materials, Casa Real 
ensured some level of resilience in its homes.  

Climate change adaptation strategies are also 
important and require sensitising communities, 
artisans and local authorities on climate responsive 
building. Residents that construct their own 
homes can adopt low cost techniques to improve 
capacity to deal with intense weather and avoid 
costs of frequent repairs. The Shelter Pre-Crisis 
Market Analysis produced by i-Lab in partnership 
with Terwilliger Centre for Innovation in Shelter 
highlights that in principle the extent to which 
construction and housing policies are enforced in 
a particular city, plays a key role in determining 
the level of compliance with building standards. 
The levels of informality and the extent to which 
informal construction takes place in Beira makes 
monitoring and enforcement a challenge. Without 
adequate provision of decent and affordable 
homes, natural disasters will likely have a continued 
adverse impact on the safety and habitability of 
housing structures in Beira. 

This case study shows that formal construction 
is necessary for making homes climate resilient. 
Therefore, a key question becomes how we tackle 
the barriers to formal construction, which include 
a high cost of building materials, availability of end 
user financing and the strategic partnerships that 
can be formed around addressing these barriers. 

Drivers of affordability and project viability: 
Income diversity, cross subsidisation, land use 
and material costs

First, understanding the income diversity of 
households that require housing is crucial, especially 
in a country where there is a clear mismatch between 
what the market needs and what is supplied. Casa 
Real took the time to understand its target market to 
build a model that directly responds to their needs. 
The incremental building approach gives families 
in the lowest income band access to a basic starter 
home, with the option to extend as their income 
situation improves. Casa Real had to undertake a 
market survey to understand the broader market, 
and the lower segment in particular. 



19

17

Ca
se

 S
tu

dy
 S

er
ie

s 
A

ug
us

t 2
02

0

Second, Casa Real leverages this model to cross 
subsidise across their housing typologies. This 
ensures an inclusive housing strategy for lower 
income households, while enhancing project 
feasibility and viability. 

Third, more efficient land use drives affordability. 
Based on a close partnership with the Beira 
Municipal Council (CMB), the city loosened 
restrictions on unit size requirements which also 
created space for densification and a more viable 
project. This close partnership enabled the city to 
make an exception for Casa Real. 

Fourth, by understanding its supply chain and 
building relationships with suppliers, Casa Real has 
developed cost reduction strategies for procuring 
building materials such as sourcing directly form 
factories where possible. The affordable housing 
developer appreciates that building at scale will 
lower construction costs further. 

Access to end user finance is an important lever 
for affordable, resilient housing

Another key lesson from this case study is that if the 
government or the private sector are to promote 
and support affordable housing in Beira, end user 
finance should be considered an essential and 
integral component of the housing delivery value 
chain. The reality is that the financial resources 
required to adequately support the acquisition of 
formal or quality housing with accumulated savings 
or a mortgage loan are beyond the reach of the 
majority of Beira’s income distribution.

Through negotiations and with support from its 
partners, Casa Real has made progress towards 
engaging banks to participate in a market generally 
deemed to be risky. Casa Real has made significant 
effort in working with commercial banks to adapt 
their mortgage products to suit families living on 
low incomes. By going down market, the banks 
can ensure that more families in Beira can secure 
financing for Casa Real homes - potentially giving 
new impetus to build a wider mortgage market in 
Beira and Mozambique. 

Leveraging partnerships and resources

Through effective partnerships, involving investors, 
municipal authorities, international development 
partners and other advisors, Casa Real is building 
and delivering affordable and resilient homes. The 
developer is driving the affordable housing market 
by leveraging the resources of the private sector 
and forging strategic local partnerships.  

Casa Real benefited from Reall, who provided the 
initial risk capital investment. In the absence of this 
funding, the Inhamizua pilot project of 10 homes 
would have not taken off or attracted interest from 
parties such as commercial banks. 

Key support was also given by the government of the 
Netherlands who were pivotal in stimulating banks 
to provide low income mortgage loans. The Dutch 
government’s active presence in Beira has provided 
structure to urban planning and development (e.g. 
the Beira Master Plan) and through it more resilient 
neighbourhoods are being developed.  

Beira is a great example of leadership at local 
government level. The clear vision of the Beira 
Municipal Council enabled Casa Real’s access to well-
located land, as well as the provision of infrastructure 
services. The Beira Master Plan created space for 
the city to frame its urban development and spatial 
planning objectives, with the municipality playing a 
key coordinating role. Together with international 
development partners, financiers and developers, 
the local government is striving to improve Beira’s 
living environment, increase resilience and the 
provision of infrastructure and housing.   

Inclusive and sustainable housing strategies 
can lay the foundation for long-term economic 
development, and in the context of climate change, 
housing provision should be prioritised. More than 
ever, the city of Beira needs scale - scaling up of (end 
user) financing and of affordable housing projects. 
Several lessons emerge from the way Casa Real has 
organised its process to deliver affordable housing, 
and its approach can be accelerated and replicated 
throughout Mozambique. A lack of locally available 
resources suggests that ongoing and new public 
private partnerships will continue to be key for the 
delivery of housing projects in Mozambique.  
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