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1. Introduction 

 
Created with initial funding from the UK’s Department for International Development, FinMark 
Trust (www.finmark.org.za) is an independent trust whose business is controlled by seven 
trustees from countries in Southern Africa. FinMark Trust’s purpose is ‘Making financial markets 
work for the poor, by promoting financial inclusion and regional financial integration’. It does this 
by conducting research to identify the systemic constraints that prevent financial markets from 
reaching out to these consumers and by advocating for change on the basis of research 
findings. Thus, FinMark Trust plays a catalytic role, driven by its purpose to start processes of 
change that ultimately lead to the development of inclusive financial systems that can benefit all 
consumers.  
 
FinMark Trust has been working in Zambia since 2004, focusing on research aimed at improving 
understanding of the demand for, and supply of, financial products and services in the country 
and catalysing processes of change within specific themes including, among others, 
microinsurance, consumer financial empowerment and retail payment systems.   
 
FinMark Trust’s housing finance work is undertaken by the Centre for Affordable Housing 
Finance in Africa (CAHF), which is a division of FinMark Trust.  The vision of the CAHF 
(www.housingfinanceafrica.org) is to be the primary source of information and debate relating to 
affordable housing finance in Africa.  As a Centre, we deal with housing finance practitioners, 
policy makers and other stakeholders across the African continent, with a special focus on the 
SADC region. Predominantly, the CAHF’s work covers three main areas; understanding the 
housing asset, innovation in housing finance, and monitoring housing sector performance. 
Through these three main areas we have been involved in several initiatives, one of which is the 
commissioning a series of studies that outline the nature and character of the housing finance 
sector in individual countries throughout Africa.  The focus of the exercise is on documenting the 
current status quo of housing finance in individual African countries, and recommending areas 
for intervention to support the broadening and deepening of housing finance markets in Africa.   
 
Consultants are invited to submit proposals to undertake a housing finance sector study for 
Zambia. The deadline for submission of proposals is 12 noon on Thursday 16th February, 
2012. The first draft of the report will be expected by Monday, 26th  March 2012 and the final 
report will be due by Friday, 13th April 2012.  The consultant will also give a presentation on the 
research within April 2012, at a stakeholder meeting in Lusaka, hosted by FinMark Trust. 
 
An initial study on Zambia was commissioned and undertaken in 2007 and is available on the 
CAHF and FinMark Trust websites. This assignment will involve updating and extending that 
report to more accurately reflect the current situation of housing finance in Zambia.  

 
1. Project background and objectives 

 
Since 2006, FinMark Trust has commissioned research on the state of housing finance across 
Africa.  An initial review of recent (post 1999) literature into housing finance in Africa found that 
literature with respect to housing finance in Africa was very limited, focusing primarily on 
mortgage finance and only scantily on other mechanisms by which households financed their 
housing.  There was a very limited understanding of housing finance systems in different 
countries, and very little literature published by local, in-country experts. 
 
To address this gap, FinMark Trust, through its Centre for Affordable Housing Finance in Africa, 
has commissioned a range of research on housing finance systems and practices across Africa, 
of which this brief is a part.  We are especially interested in the link between the functioning of 
the wider financial market and the performance of housing finance initiatives that meet the 
immediate housing needs of the poor in Africa.  This requires, of course, understanding the 
make-up of the income pyramid: knowing what those needs are, and who is operating in the 
housing sector at the local level – be they individuals, non-governmental organisations (NGOs), 
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community-based organisations (CBOs), private sector organisations, or government agencies.  
The focus therefore has been on developing a library of data on housing finance systems in 
specific countries in Africa.  The full breadth of this library is available on the CAHF website.  
Reports specifically relevant to Zambia are on the Zambian country page: 
www.housingfinanceafrica.org/country/zambia/. 
 
CAHF has developed a constructive working relationship with Habitat for Humanity’s Africa 
Middle East office, and the African Union for Housing Finance, both of whom have co-funded, 
with FinMark Trust, a number of studies.  Research to date includes the following: 

o Literature review on housing finance development in Sub-Saharan Africa (2006). 
o Access to housing finance in Africa – Exploring the Issues: Zambia (2006/07); Botswana 

(2007); Kenya (2007); Uganda (2008); Namibia (2008); Rwanda (2008); Mozambique 
(2008); Malawi (2009); Ethiopia (2010); Angola (2010); Tanzania (2010); Nigeria (2010); 
Benin (2011); and Zimbabwe (underway). 

o Housing finance in Zambia’s informal settlements (2009). 
o Growing sustainable housing microfinance options in sub-Saharan Africa: enhancing the 

relevance and scale of housing finance for the poor: Workshop organised by FinMark 
Trust, Rooftops Canada, and Habitat for Humanity International, May 2008, Dar Es 
Salaam, Tanzania.  

o Growing sustainable housing microfinance options in sub-Saharan Africa: Turning loans 
into homes.  Workshop organised by FinMark Trust, Rooftops Canada and Habitat for 
Humanity International, April 2010, Nairobi, Kenya. 

o Mobilising pension assets for housing needs – experiences in southern Africa (2009); 
experiences in Southern and Eastern Africa (2010). 

 
The CAHF is supported in its work throughout Africa by FinScope, FinMark Trust’s survey of an 
individual’s interaction with the financial services sector.1  FinScope (www.finscope.co.za) 
provides baseline data to stimulate policy change and support innovation by commercial 
providers seeking to deliver products and services sustainably to consumers who are currently 
outside the formal financial system. FinMark Trust builds on the impact of FinScope by 
promoting and supporting change processes across the continent.2  FinScope surveys have 
been conducted in Zambia in 2005 and 2009. Data from these surveys can be accessed from 
the FinMark Trust and FinScope websites, and should form part of the analysis.  An analysis of 
the Zambian Housing Finance Access Frontier was undertaken in 2011 should also be included 
in the analysis. 
 
The study outlined in these terms of reference is the first update in the series of country studies.  
The objective is to enhance understanding of the housing finance value chain in Zambia, as well 
as to identify opportunities for FinMark Trust, through the CAHF, to support the development of 
the sector, for the benefit of Zambia’s low-income market segments. To achieve this, the 
updated report will build on the research that has already been undertaken in Zambia, providing 
a comprehensive picture of housing finance in Zambia (both formal and, critically, informal), with 
special attention to how the sector operates for the poor, and including consideration of demand 
perspectives as well as the enabling environment within which the sector operates. 

 

                                            

1 FinScope surveys have been undertaken in 17 countries in Africa, including Zambia.  FinScope is a nationally representative study of consumers’ 
perceptions on financial services and issues, which creates insight into how consumers source their income and manage their financial lives. The 
sample covers the entire adult population, rich and poor, urban and rural, in order to create a continuum, of the entire market and to lend perspective to 
the various market segments.  FinScope explores consumers’ usage of informal as well as formal products and builds a picture of the role that the 
informal sector can play in the financial markets of developing countries.  Since FinScope is a perceptual study, it also encompasses attitudes, 

behaviours, quality of life factors and consumption patterns.  For more information, see www.finscope.co.za.  
2 By the end of 2012 it is intended that some 20 countries will have completed a FinScope survey. Repeat surveys will take place on a 2-3 year cycle, 
enabling trends within countries to be monitored and providing the basis for cross-country comparison especially around access to financial services. 
FinScope provides financial service providers, policymakers and regional integration initiatives with comparable, standard and reliable data about the 
demand for financial services across borders.  
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2. Project Scope 

 
The study is intended to provide a comprehensive overview of the housing finance sector in 
Zambia.  The study will include a desk-top review of existing material, an analysis of existing 
demand and supply data, and interviews with key players in both the public, private and civil 
society sectors.   
 
While addressing the breadth of the housing finance sector in Zambia, it is critical that the 
consultant interrogates finance mechanisms focused explicitly on low income earners and those 
in informal settlements.  This may require specific interviews, as many of these mechanisms 
may be informal and not well documented.  Annexure 1 provides tools for how to understand 
and describe the structure of a housing finance sector that includes both formal and informal 
components. 
 
The project involves three deliverables – a fieldwork report, a final report and a presentation: 
 
1. A fieldwork report, providing information on how the research will be conducted.  This 
brief report will include: a list of proposed sources of secondary information; a list of individuals 
and organisations that will be interviewed; a detailed workplan and timeline, and; identification of 
any issues that may impact on the successful completion of the research or necessitate a 
change in the proposed approach. 
 
2. A draft and final report providing a comprehensive overview of Zambia’s housing 
finance sector, including the following information: 

 
! The macro economy: An overview of the national, macro economic picture 

! Macroeconomic factors: A brief summary of the national economy including 
economic growth, inflation, exchange rates, interest/lending rates, Treasury Bill and 
bond yields, etc. 

! Demographic factors: Including but not limited to population size and growth rates, 
urbanisation rates, number of households, household income and employment, 
education levels, life expectancy, etc.  The population should be separated out by 
income deciles, or by drawing a housing affordability pyramid (as described in 
Annexure 1). 
 

! Policy and regulatory framework: Specifically as it relates to land, housing and 
finance, including: 

! Analysis of legislative and regulatory framework: Laws governing land, issues of title 
and tenure, property rights, foreclosure law; laws governing housing; laws governing 
finance and specifically credit and savings; specific laws, if any, governing micro 
credit, pension funds regarding the use for housing, etc; identification of legislative 
barriers/enablers. 

! Analysis of policy successes and/or challenges: Government policy with respect to 
land, housing and finance. How does the government address housing affordability 
constraints?  Are there any housing or land subsidies? What is the nature of 
government’s role/investment in housing? Are there variations in policy within the 
country?  How does Zambia’s policy compare to other countries?   

! Ongoing process to promote housing finance: The Zambian government is in the 
process of reviewing the National Housing Policy of 1996 to make it more relevant to 
Zambia’s population, the majority of which are low-income.  How does government 
intend to promote the development of the housing finance sector? What is the 
process being followed to achieve this? What are the key issues and how might this 
effort be supported? 
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! Housing supply and demand: Addressing housing need vs. effective demand, other 
relevant issues relating to land, infrastructure, etc. 

! Housing supply: How housing is delivered (in projects or one by one); rate of 
delivery: number of units per year by price band; who the suppliers are (large or 
small scale contractors, developers, government etc.); current prices of housing units 
and construction materials (e.g. cement, roofing sheets);  resale market (i.e. average 
house price by income band, number of transactions per year); formal and informal 
systems (i.e. informal settlements) of housing delivery and transactions. 

! Status of infrastructure in housing delivery: Impact of infrastructure on the cost of 
housing; how infrastructure in informal settlements is addressed (i.e. is there an 
infrastructure upgrading policy?); percentage of population with access to water, 
sanitation, electricity, telecommunications, health and education facilities, transport 
facilities (including issues of transport to work);. 

! Land: Availability of land for housing delivery, mechanisms by which land is accessed 
and financed. 

! Housing demand: To what extent does available housing meet current demand? 
What is the backlog in housing? Is there an affordability challenge? Is there a 
segment of the demand whose needs are not met – neither by government nor the 
private sector? 
 

! Housing finance: Describing the current status and understanding the gap between 
supply and demand, particularly with regard to the low-income market  

! Supply of housing finance: Features, benefits, target/actual markets and 
geographical spread of current products and services available3; extent of lending as 
percentage of Gross Domestic Product, if possible; overview of service providers and 
other promoters (e.g. commercial lenders, microfinance institutions (formal and 
informal), NGOs, CBOs, savings and credit cooperatives, donors, development 
finance institutions (DFIs) etc); exploration of the parameters within which these 
organisations operate, the risks and challenges involved and how these are 
managed; analysis of efficient models of financing and relative advantages of 
different delivery channels; access to long term capital; innovative approaches to the 
supply of finance. More specifically: 

! Secured finance (mortgage and pension-backed): players involved, including 
first and second tier lenders; number of mortgages in total, number per year; 
product description (including term, interest rate (adjustible or fixed), loan to 
value); how loans are financed; constraints undermining growth (e.g. access 
to long-term finance, interest rate caps, foreclosure and land laws).  

! Unsecured finance (housing microfinance): players involved, including first, 
second and third tier lenders; number of loans in total; number per year; 
product description (term, interest rate, etc.); how loans are financed; 
constraints impacting growth. 

! Construction finance: players involved; number of loans in total; number per 
year; product description; how loans are financed; constraints impacting 
growth. 

! Government support: mechanisms of support (e.g. capital subsidies, interest 
rate subsidies, incentives, policies promoting sector development etc.) 

! Other players in the housing finance sector: e.g. donors, NGOs, DFIs, etc.  
Are there any international investors expressing an interest in Zambia? 

! Key issues, challenges, opportunities and expected developments in the 
housing finance sector. 

! Demand for housing finance: Using existing analyses of FinScope and other 
available data, define market segments and provide an overview of the nature of  the 
demand for housing finance, with a specific focus on low-income segments. The 

                                            

3 Various tools to analyse the spread, target and reach of housing finance are suggested in Annexure 1. 
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review should give consideration to the extent to which this demand is being met by 
current supply. 
 

! Future challenges for access to housing finance in Zambia: Drawing together the 
challenges as raised in previous sections, relating to:  

! Macroeconomic constraints and opportunities for growing the housing finance sector. 
! Affordability constraints. 
! Issues relating to the interplay of demand and supply.   
! Capacity issues in the housing supply sector. 
! Regulatory and policy barriers to a smoothly functioning mortgage and microlending 

housing sector. 
! Gaps in the available data, and what is being done to overcome these. 
! Other issues identified during the research.  

 
! Conclusions: including an identification of future opportunities and recommendations 

for improving access to housing finance in Zambia. 
 
The expected outline for the report is attached as Annexure 2.  The consultant must use this as 
a guide, but is expected to add sections where necessary given the local context. 
 
3. Presentation of the report at a stakeholder meeting in Lusaka, in April 2012.  Logistical 
arrangements for this event will organised and paid for directly by FinMark Trust.   
 
Following the completion of this study, it is hoped that the consultant will continue to work in this 
field, in partnership with CAHF, FinMark Trust, and other interested organisations, to further the 
interests of enhanced access to housing finance by low-moderate income earners in Zambia.  
This project should assist the consultant in establishing their network in this regard. 
 

3. Deliverables 
 
3.1. A fieldwork report as described above to be submitted electronically to FinMark Trust on 

Friday 2nd March 2012, within one week of initiation of the study. 
3.2. A draft report, prepared as per the outline above and in Annexure 2, to be submitted in 

Word electronically to FinMark Trust on Monday 26th March, 2012. Comments will be 
provided to the consultant within one week of receipt of the report.  

3.3. A final report, incorporating the comments received, to be submitted on Friday 13th April, 
2012. The final report should be well edited for general readership and be concise, with 
annexes (if necessary) providing detailed information, a comprehensive reference list of all 
written material consulted and names and contact numbers of individuals contacted.   

3.4. A presentation of the report at a stakeholder meeting in Lusaka to be organised by FinMark 
Trust in April 2012. 

 
4. Reporting 

 
4.1. The consultant will report to Juliet Munro, FinMark Trust Zambia Coordinator (Email: 

julietmunro@iconnect.zm, Cell: 0977 848311) and Kecia Rust, Housing Finance theme 
coordinator at FinMark Trust (Email: kecia@housingfinanceafrica.org).  

 
5. Timing 

 
5.1. Proposals: An electronic copy of the proposal should be submitted by 12 noon on 

Thursday, 16th February 2012 to Juliet Munro.   
5.2.  Work: It is envisaged that the consultant will be appointed by 24th February and the 

assignment, including the presentation, will be finalised by end April 2012. 
5.3. FinMark Trust reserves the right not to make an appointment if no suitable proposal is 

submitted.  
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6. Contents of proposal 
 
Proposals to undertake this project must include: 
6.1. Statement of qualifications of firm (if applicable) tailored to the requirements of the 

assignment. 
6.2. Name(s) and CV(s) of consultant(s) responsible (i) for overseeing the work; (ii) for 

undertaking the work. 
6.3. Proposed approach to the work. 
6.4. Fee proposal and direct costs estimate, indicating the basis of calculating these costs. 

 
 

7. Basis of award  
 
FinMark Trust will award the contract based on the following criteria: 
7.1. Relevant, demonstrated competence of firm(s) in this area (10%) 
7.2. Demonstrated expertise of key individual(s) to be involved in this project (30%) 
7.3. Use of local professional capacity (consulting, analysis, coordination etc.) (15%) 
7.4. Content, quality and originality of proposal (30%) 
7.5. Fee basis (15%) 

 
Guidance notes to bidders 
 
FinMark Trust reserves the right to use its discretion in the interpretation of these award criteria. The following notes 
are intended to provide broad guidance only on how proposals will be evaluated.   Bidders may be required to 
clarify their proposals by way of a telephone call or presentation.   
 
“Relevant, demonstrated competence of firm(s) in this area” - you should aim to demonstrate how the firm’s 
collective past experience can be applied (or adapted) to address the specific brief set out in the terms of reference. 
You are welcome to describe the firm’s general experience of financial sector development issues (e.g. in other 
geographies or topical areas) but the evaluation will focus particularly on the application of that experience for the 
specific task at hand.    
 
“Demonstrated expertise of key individuals to be involved in this project” – the evaluation places considerable 
emphasis on the role and demonstrated expertise (i.e. track record) of the key individuals to be involved on the 
project rather than on the expertise of the firm itself.  
 
“Use of local professional capacity (consulting, analysis, coordination etc.)” – FinMark Trust wishes to ensure that 
local capacity is used and developed.  International consultants or firms are therefore required to partner with local 
organisations. 
 
“Content, quality and originality of proposal” – proposals should address the brief set out in the terms of reference in 
a comprehensive manner.  Bidders should aim for innovation as well as professional presentation. Whilst similar, 
relevant experience in other markets will be an advantage for a bidder, each market is different and so proposals 
need to reflect the particular characteristics of that market, as well as the challenge set by the terms of reference. 
 
“Fee basis” – value for money, as well as absolute cost, will be taken into account. 

 
8. Contact:  

Questions or comments in respect of these terms of reference should be directed to: 
Contact person : Juliet Munro 

E-mail address : Julietmunro@iconnect.zm  

Cellular number : +260 977 848 311 

Office number : +260 211 212 103 
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ANNEXURE 1: Tools to assist in understanding the structure of a housing finance sector 

 
There are a variety of ways to analyse the spread and target of a country’s housing finance system – 
or otherwise put – at whom the existing housing finance structures are targeted.  Such analysis not 
only assists in understanding a country’s housing finance sector, but also facilitates cross-country 
comparisons. This Annexure sets out three different options.  Consultants are requested to choose 
one of the following methods in charting out the size and nature of the housing finance sector in their 
country. 
 
1. Dollar per day 

 
The $/day analysis can illustrate which solutions are affordable by which segments of the population.  
This was analysis done for Habitat for Humanity (HFH) El Salvador several years ago – positioning 
them in their market via others. 

 
 
 
2. Income pyramid 

 
David Porteous and other authors have used an income pyramid to illustrate the distinction between 
the theoretical target groups of mortgage vs. non-mortgage (housing micro finance) services.    In the 
diagram below, local currency (and dollar equivalents) would be inserted on the left hand side of the 
diagram, as horizontal bars.  The spheres provide estimates of coverage by a particular product in a 
particular segment (it is not expected that the diagram be drawn for scale in this exercise – merely an 
indication of relative size of different products is hoped for).  
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Rust (2007) has prepared the following diagram to illustrate the South African property sector 
(noting the housing finance impact on property dynamics). 
 

 
 
A much more sophisticated analysis has been done by Melzer (2011), in analyzing the housing 
finance access frontier in a number of countries including Zambia.  Melzer’s 2007 work in South 
Africa offers a useful illustration that could be developed for Zambia using FinScope data.  Drawing 
on demand and supply side data for three housing finance loan products (mortgage, pension-backed, 
and unsecured micro finance) she provides the following illustration: 
 

Where does HMF fit? 

Cum % of population  

0% 

Rural; very poor  

Urban; poor  

Urban; 
near poor 

20-30% 

60-75% 

100% 

Mortgage loan 

Housing 
microloan  

50-75% 
National poverty line 

Community 
shelter-based 
funds  

Urban; 
middle/ upper 
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While it is not expected that this scoping study will lead to such a precise diagram, it is hoped that in 
the future such a picture (and including a new category for informal housing finance mechanisms) 
will be drawn for all African countries. 
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ANNEXURE 2: Required report outline 

 
The report should follow the following structure, taking into account the content information also provided in 
the TOR.  Where necessary, given contextual factors, additional sections may be included. 
 
1. Introduction / brief executive summary 

Brief overview of the housing situation in the country and how people finance their housing needs.  This section should 

pre-tell the punch-line – the overall story of housing finance in the country.  

This might also be the section into which the author could insert a diagram of what the whole housing sector looks like – 

or such a diagram could be included in the conclusion. 

 

2. Overview of the macroeconomy  

a. Introduction to Zambia  

Single paragraph on the country: where it is located and key data, as in the Botswana report. Also add in details 

outlining the housing situation. E.g. what are the official housing backlog figures? 

b. Macroeconomic factors (economic growth, inflation, exchange rates, interest/lending 

rates, treasury bill and bond yields, etc.) 

What is the state of the country’s national economy?  Please do not only focus on the specific items noted in parenthesis 

above, but rather set out the overall situation – it is all relevant for understanding property and markets and will give the 

reader a sense of the flavour of the country’s economy in which the housing sector operates.   

c. Demographic factors (including employment figures and household incomes) 

This is a critical section and one which is often overlooked.  See Annexure 1 for various methodological approaches.  

This section should address population size; number of households; household incomes; levels of employment; etc.  See 

the Botswana, Rwanda and Uganda reports for good examples.  

 
3. Policy and regulatory framework 

What does the overall policy and regulatory framework look like, as it relates to housing and housing finance? How does 

the government address housing affordability constraints?  Are there subsidies?  What is the annual government 

investment in housing?  What is the percentage of GDP that is invested in housing? 

a. Regulatory factors (specifically the regulatory framework for finance and housing) 

b. Housing policy (specifically the regulatory framework for finance and housing) 

This must be not only include a description of the current policy framework, but also an analysis of the policy’s success 

or challenges.  Also address the national/local difference in policy. 

 
4. Housing demand and supply, housing infrastructure (housing need vs. effective demand, housing 

supply, other relevant issues relating to land, infrastructure, etc.) 

Supply side: a brief overview of how housing is delivered, bought and sold, generically, across income groups.  What are 

the rates of delivery, who are the role players (public and private sectors, individuals) and what are the current prices 

and features? Include both the new build and the resale market, formal and informal systems of housing delivery. 

Demand side: Use FinScope as well as income data addressed earlier and define what would be considered ‘affordable’ 

for the different income groups.  Are any houses on the market currently affordable by this definition?  This section 

should also set out the ‘official’ housing backlog figures and arguments on land and servicing. 

 
5. Housing finance 

This section is really the main part of the paper – who are the housing finance sector players and how are they funded?  

This could be split into the following: secured (mortgage, pension) and unsecured (micro) and then list the different 

players in the different segments.  Government-sponsored lending may also be a category.  For each, analyse their end 

user products as well as their funding (how do they finance the loans they make?).  Define any challenges they face, any 

future developments that might be expected, and so on. 

This section should also include a listing of other players involved in the housing finance sector in the country: donors, 

NGOs, etc. and an overview of what they are doing. 

Using existing analyses of FinScope and other available data, this section should provide an overview of the demand for 

housing finance, particularly among low-income segments, and consider the extent to which this demand is being met by 

current supply. 

 

6. Future challenges for access to housing finance in Zambia 

The previous section should make obvious the challenges for accessing housing finance in the country.  In other 

countries, challenges have included: 

- affordability for housing – how many in the population can adequately meet their housing needs?  
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- sufficient supply of housing stock and barriers to enhanced supply 

- capacity of smaller, more incremental lenders to go to scale (funding and technical capacity) 

- regulatory and policy barriers to a smoothly functioning mortgage sector (i.e. access to title) 

 
7. Conclusions 

 
8. Recommendations for improving access to housing finance in Zambia 

What are the practical recommendations for addressing the various issues raised and who should take the lead? How 

can this be achieved?  This section offers the consultant the opportunity to set an agenda for housing finance policy in 

the country and to offer role players specific recommendations for a way forward. 

 
 


