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United Nations Human Settlements Programme
Programme des Nations Unies pour les établissements humains - Programa de las Naciones Unidas para los Asentamientos Humanos

Providing Affordable and 
Adequate Housing Options 

for the Poor

Housing Policy Matters!
Claudio Acioly Jr.
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Why Why 
do we have Slums and do we have Slums and InformalInformal SettlementsSettlements??

1.1. HighHigh Housing Housing Prices: people cannot afford it.Prices: people cannot afford it.

2.2. BureaucracyBureaucracy: : cumbersome cumbersome procedures procedures for for land land delivery delivery and and developmentdevelopment
3.3. Standards & Regulations: costly & cannot be met by poor householStandards & Regulations: costly & cannot be met by poor householdsds

4.4. Scarcity of Serviced Land: infrastructure lagging behind land deScarcity of Serviced Land: infrastructure lagging behind land development.velopment.

5.5. LackLack of of affordable housing affordable housing options: no diversity in price, size, quality, etc.options: no diversity in price, size, quality, etc.

6.6. No No Housing Housing Policy: less & less government interventionPolicy: less & less government intervention

7.7. Government Government tolerance: laisseztolerance: laissez--faire in land occupationfaire in land occupation

8.8. Lack of capacity hindering planning & law enforcement: Lack of capacity hindering planning & law enforcement: 

9.9. Demand exceeds Supply Demand exceeds Supply of of HousingHousing, Land and , Land and Basic Urban Basic Urban ServicesServices
10.10. Poverty: people are poorPoverty: people are poor

11.11. Private sector has no incentive & no interest to enter in the loPrivate sector has no incentive & no interest to enter in the low income market segmentw income market segment

Link to Proflem Trees on Uganda, 
Kenya, etc.

file://localhost/Users/kecia/Documents/KECIA%20OFFICE/Finmark%20Trust/AUHF/2010%20Conference%20Presentations/HOUSING_Problem%20Tree%20Analysis.ppt%23-1,1,PowerPoint%20Presentation
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•• Market distortionsMarket distortions

•• Informal housing processesInformal housing processes

•• OvercrowdingOvercrowding

•• Increasing renting and subIncreasing renting and sub--renting practicesrenting practices

•• Housing and land speculationHousing and land speculation

•• Deteriorating living conditionsDeteriorating living conditions

•• Environmental degradation at neighbourhood Environmental degradation at neighbourhood 
and city levelsand city levels

•• Deteriorating health conditionsDeteriorating health conditions

Housing Shortage

MalMal--functioning of the Housing Sector:functioning of the Housing Sector:

RealReal
ImpactsImpacts

on on 
environmentenvironment

RealReal
ImpactsImpacts

OnOn
livelihoodlivelihood

RealReal
ImpactsImpacts

on on 
healthhealth

conditionsconditions

RealReal
ImpactsImpacts

OnOn
informalinformal
marketsmarkets
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00..
Informal UrbanisationInformal Urbanisation

It is not only a problem of one city but it is a It is not only a problem of one city but it is a 
global and African phenomenonglobal and African phenomenon
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Rio de Janeiro,  Brazil
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Sao Paulo,  Brazil
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Cairo, Egypt
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Cairo, Egypt
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Slums: Past, Present & FutureSlums: Past, Present & Future

Urban growth rates and slum growth rates are almost Urban growth rates and slum growth rates are almost 
identical in some regions:identical in some regions:

2.72.9Western Asia

2.22.9Southern Asia

4.54.6Sub-Saharan Africa

Urban Urban 
GrowthGrowth

Slum Slum 
formationformation
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Luanda, Angola
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Luanda, Angola
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Building a common Building a common 
understandingunderstanding

Understanding How the Housing Understanding How the Housing 
Sector Works: Sector Works: 

structure, functioning and substructure, functioning and sub--sectorssectors
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Institutional Frameworks

Legal & Regulatory Frameworks

LandLandInfrastructureInfrastructure

FinanceFinance

Building Building MaterialsMaterials

LabourLabour

HOUSING

PoliciesStrategies

Instruments Actions

Source: Acioly, C. IHS: 1994 2003.;
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LandLandInfrastructureInfrastructure

FinanceFinance

Building Building MaterialsMaterials

LabourLabour

HOUSINGHOUSINGHOUSING

Source: Acioly, C. 1994; 2003.

Policy, Legal & 
Regulatory 
Frameworks
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LandLandInfrastructureInfrastructure

FinanceFinance

Building Building MaterialsMaterials

LabourLabour

Source: Acioly, C. 1994; 2003.

1
2
3
4
5

The Housing Diamond of Perfect Equilibrium of InputsThe Housing Diamond of Perfect Equilibrium of Inputs
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LandLandInfrastructureInfrastructure

FinanceFinance

Building Building MaterialsMaterials

LabourLabour

Source: Acioly, C. 1994; 2003.
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Scarcity of one Component brings DisequilibriumScarcity of one Component brings Disequilibrium
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LandLandInfrastructureInfrastructure

FinanceFinance

Building Building MaterialsMaterials

LabourLabour

Source: Acioly, C. 1994; 2003.

1
2
3
4
5

Scarcity of Land & Building Materials Scarcity of Land & Building Materials 
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LandLandInfrastructureInfrastructure

FinanceFinance

Building Building MaterialsMaterials

LabourLabour

Source: Acioly, C. 1994; 2003.

1
2
3
4
5

Scarcity of Housing FinanceScarcity of Housing Finance
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Institutional Frameworks

Legal & Regulatory Frameworks

LandLandInfrastructureInfrastructure

FinanceFinance

Building Building MaterialsMaterials

LabourLabour

HOUSING

PoliciesStrategies

Instruments Actions

WhatWhat is the is the ultimateultimate goal?goal?

Affordable
& Adequate

Housing

Source: Acioly, C. IHS: 1994 2003.;
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Market

The Context of Housing PolicyThe Context of Housing Policy

"Prices"

SUPPLY

HOUSING AFFORDABILITY

DEMAND

Affected by availability 
of:

• land
• Infrastructure
• Building Materials - BM
• Organisation Building 

Industry
• Skilled & Productive 

Labour
• Self-reliance BM 

production

affected by regulatory, institutional affected by regulatory, institutional 
& policy frameworks& policy frameworks

Affected by:

• Demographic conditions
• Rate of urbanisation
• New household 

formation
• Property rights regime
• Housing Finance
• Fiscal Policies
• Subsidies
• Macro-economic 

conditions OUTCOMES OUTCOMES 
Source: Acioly, C. IHS: 1994 2003.;

World Bank, 1993.
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Stephen Malpezzi (undated). “Economic Analysis of Housing Markets in Developing and Transitional Economies”, Chapter 44. Housing 
Handbook.  University of Wisconsin

1. Land

2. Finance

3. Labour

4. Building 
Materials & 
Technology

5. Infrastructure

1. Developers

2. Builders

3. Landowners

4. Homeowners

1. Renters/ 
Tenants

2. Homeowners

(income & population)

INPUTS PRODUCTION DEMAND

How the Housing Sector WorksHow the Housing Sector Works
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DESIRABLE OUTCOMES DESIRABLE OUTCOMES 

Affordable Housing Opportunities

Serviced 
Land at 
scale

Affordable 
Housing 
Finance

Building 
Materials 

Loans

Support to 
Technology 

Development

Slum 
Upgrading & 

Regularisation

Variety of Options and Combined Measures to Increase Diversity in Size, 
Location, Quality, Price
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1a.1a.
HOUSING HISTORY:HOUSING HISTORY:

Where and how are we moving in Where and how are we moving in 
terms of policies?terms of policies?
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CostCost

Number of People/affordable housing opportunitiesNumber of People/affordable housing opportunities

Public Housing ProgrammesPublic Housing Programmes

Sites & ServicesSites & Services

Slum UpgradingSlum Upgrading

Sites Without ServicesSites Without Services
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1.1.

State State 
sponsored sponsored 
housing housing 
production production 
and and 
deliverydelivery

SUMMARY of Shifts in Housing PolicySUMMARY of Shifts in Housing Policy

3.3.

Involving Involving 
future future 
beneficiaries beneficiaries 
in housing in housing 
productionproduction

4. 
Intervention Intervention 
in housing in housing 
inputs to inputs to 
facilitate facilitate 
housing housing 
productionproduction

5.5.

Enabling Enabling 
policies: policies: 
less less 
government government 
involvementinvolvement

2.2.

Lowering Lowering 
standards standards 
to reach to reach 
lower lower 
income income 
familiesfamilies

From Government 
Supply

To Market  
Supply

From Housing with 
HOUSES

To Housing without 
HOUSES
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The The 
HABITAT HABITAT 
AgendaAgenda

Habitat I, Habitat I, 
VancouverVancouver

To Housing without 
HOUSES

From Housing with 
HOUSES

International International 
Year of the Year of the 
HomelessHomeless

Habitat II, Habitat II, 
IstanbulIstanbul

Recognition Recognition 
of Slumsof Slums

SelfSelf--help help 
HousingHousing

Housing & Housing & 
Shelter in the Shelter in the 
International International 
AgendaAgenda

Shelter for All Shelter for All 
advocacyadvocacy

Right to Right to 
Adequate Adequate 
HousingHousing

Millennium Millennium 
SummitSummit

Slum and Slum and 
Poverty on Poverty on 
the the 
International International 
AgendaAgenda

19761976Year Year 

Event Event 

Key Key 
Issue Issue 

19871987 19961996 20002000

Global Global 
Shelter Shelter 
Strategy for Strategy for 
the Year the Year 
2000 2000 -- GSSGSS

The MDG 7 The MDG 7 
Target 11 Target 11 

Intern. Intern. 
AgendaAgenda

20202020

??

??

??

??

??

UNCHSUNCHS

Enabling StrategiesFrom Government 
Supply

To Market  
Supply

Sustainable Urban Development



22/09/2010 Claudio Acioly Jr. / UN-HABITAT

6464

1b.
Settlement Upgrading & Slum Settlement Upgrading & Slum 
Prevention:Prevention:

two goals, one policy and many targets.two goals, one policy and many targets.
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SLUM UPGRADINGSLUM UPGRADINGSLUM UPGRADING SLUM PREVENTIONSLUM PREVENTION

Infrastructure provision

Settlement planning

Land regularisation

Housing improvement

Improvement StrategiesImprovement Strategies

Provision of Serviced Land

Housing Finance

Regulatory Reforms

Building Industry Capacity

Housing PoliciesHousing Policies

CURATIVECURATIVE PREVENTIVEPREVENTIVE
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Enabling the Housing Sector Enabling the Housing Sector 
to Workto Work

The institutional structure of the The institutional structure of the 
Housing Sector & the Policy FrameworkHousing Sector & the Policy Framework



THE SEVEN COMPONENTS OF A HOUSING 
DELIVERY SYSTEM

INFRA- 
STRUCTURE
MUNICIPAL 
SERVICES

• Roads
• Water supply
• Sewerage
• Electricity
• Drainage
• Gas
• Garbage 

collection
• etc...

LAND

• PUBLIC
• PRIVATE

• Freehold
• Leasehold
• Waqf
• Cooperative
• Customary
• etc…

PUBLIC 
FACILITIES

COMMUNITY 
SERVICES

• Schools
• Clinics
• Mosque / 

church
• Police
• Post office
• Playgrounds
• Open spaces
• Civic center
• Cultural 

center
• etc…

BUILDING 
MATERIALS

• Wood
• Concrete
• Cement
• Sand
• Steel 
• Corrugated 

iron
• Adobe
• PreFab
• etc…

FINANCING

• DEBT
• EQUITY

• Land 
acquisition 
loan

• Construction 
loan

• Enterprise 
loan

• Mortgage loan 
• Public subsidy
• etc...

AUTHORISA- 
TIONS

•• Land subLand sub-- 
division permitdivision permit

•• Residency/ Residency/ 
Occupancy Occupancy 
permitpermit

•• Building Building 
permitpermit

•• Planning / Planning / 
Zoning Zoning 
permissionpermission

•• ConcessionConcession
•• etcetc……

LABOUR 
FORCE

Manual
(builders)

Intellectual
(architect
engineer)

Source: IHS, Lindfield, Dauskardt, Steekelenburg



AUTHORIAUTHORI-- 
SATIONSSATIONS LAND

INFRA-
STRUCTURE
& MUNICIPAL

SERVICES

PUBLIC 
FACILITIES & 

COMM. 
SERVICES

LABOUR 
FORCE

BUILDING 
MATERIALS FINANCING

•• Ministry ofMinistry of
planning, planning, envenv..
•• Local govt.Local govt.

•• BoadsBoads, , commscomms
etc...etc...

•• Urban PlansUrban Plans
•• Norms &Norms &

StandardsStandards
•• Land Use Land Use 

RegulationsRegulations
•• General  General  regsregs
(Health(Health…….).)

• Chief
• Land agency

• Land dept
• Land manager
• Private owner
• Municipality

etc...

• Land Law
• Common Law
• Islamic Law 

(Shari’a)
• Socialist Law
etc...

• Govt.
• Municipality

• Land developer
• Franchise 
• Industry

etc...

• Norms
• Patterns
• Detailed 

Engineering 
Studies

• Municipality 
• Technical

Ministry
•Neighborhood

• Social 
developer

•etc...

• Standards
• Patterns

• Dealer
• Wholesale

importer
• Cooperative

etc...

• Import license
• Commercial 
network
• Transport 
capacity

• Mason
• Builder

• Engineer
• Architect
• Planner

Management

Technology

Culture

•Mutual fund
• Coop saving

• Private lender
•Housing bank
• Comm. bank 

•etc...

External 
savings

International
Capital Mkts

Institutional & 
public savings

Public Co.
National budget
Provident funds

Insurance

Individual 
savings

HOUSEHOLDS

GOVERNMENT

INSTITUTIONAL FRAMEWORK

Source: IHS, Lindfield, Dauskardt, Steekelenburg



AUTHORIAUTHORI-- 
SATIONSSATIONS LAND

INFRA-
STRUCTURE
& MUNICIPAL

SERVICES

PUBLIC 
FACILITIES & 

COMM. 
SERVICES

LABOUR 
FORCE

BUILDING 
MATERIALS FINANCING

• Ministry ofMinistry of
planning, planning, envenv..
•• Local govt.Local govt.

•• BoadsBoads, , commscomms
etc...etc...

•• Urban PlansUrban Plans
•• Norms &Norms &

StandardsStandards
•• Land Use Land Use 

RegulationsRegulations
•• General  General  regsregs
(Health(Health…….).)

• Chief
• Land agency

• Land dept
• Land manager
• Private owner
• Municipality

etc...

• Land Law
• Common Law
• Islamic Law 

(Shari’a)
• Socialist Law
etc...

• Govt.
• Municipality

• Land developer
• Franchise 
• Industry

etc...

• Norms
• Patterns
• Detailed 

Engineering 
Studies

• Municipality 
• Technical

Ministry
•Neighborhood

• Social 
developer

•etc...

• Standards
• Patterns

• Dealer
• Wholesale

importer
• Cooperative

etc...

• Import license
• Commercial 
network
• Transport 
capacity

• Mason
• Builder

• Engineer
• Architect
• Planner

Management

Technology

Culture

•Mutual fund
• Coop saving

• Private lender
•Housing bank
• Comm. bank 

•etc...

External 
savings

International
Capital Mkts

Institutional & 
public savings

Public Co.
National budget
Provident funds

Insurance

Individual 
savings

HOUSEHOLDS

GOVERNMENT

INSTITUTIONAL FRAMEWORK

INSTITUTIONAL
(ENVIRONMENT AGENCIES)

INSTITUTIONAL ENVIRONMENT (POLICY)

Source: IHS, Lindfield, Dauskardt, Steekelenburg



FUNCTIONNING OF HOUSING DELIVERY SYSTEM

AUTHORI- 
SATIONS LAND

INFRA- 
STRUCTURE & 

MUNICIPAL 
SERVICES

PUBLIC 
FACILITIES & 

COMM. 
SERVICES

LABOUR 
FORCE

BUILDING 
MATERIALS FINANCING

DEVELOPER

• public
• private
• social housing
• housing company

etc...

BUILDING 
ENTERPRISE

Contractor
Construction 

Credit
(short term)

Developer 
Credit

(medium 
term)

Purchaser 
Credit

(long term)

HOUSEHOLD

Self help
construction

RentalHPPurchase OccupySource: IHS, Lindfield, Dauskardt, Steekelenburg



FUNCTIONNING OF HOUSING DELIVERY SYSTEM

AUTHORI- 
SATIONS LAND

INFRA- 
STRUCTURE & 

MUNICIPAL 
SERVICES

PUBLIC 
FACILITIES & 

COMM. 
SERVICES

LABOUR 
FORCE

BUILDING 
MATERIALS FINANCING

DEVELOPER

• public
• private
• social housing
• housing company

etc...

BUILDING 
ENTERPRISE

Contractor
Construction 

Credit
(short term)

Developer 
Credit

(medium 
term)

Purchaser 
Credit

(long term)

HOUSEHOLD

Self help
construction

RentalHPPurchase Occupy

INSTITUTIONAL
(DELIVERY AGENCIES)

FIN
A

N
C

IA
L IN

STITU
TIO

N
A

L
A

G
EN

C
IES

RECIPIENT INSTITUTIONS
(ABSORPTION AGENCIES)Source: IHS, Lindfield, Dauskardt, Steekelenburg



POSSIBLE GOVERNMENT INTERVENTIONS
(Adapted from Lundqvist)

SUPPLY DEMAND

DWELLING 
PRICE

MONTHLY HOUSING 
AMORTIZATION OR 

RENT

FAMILY 
INCOME

MONTHLY HOUSING 
REPAYMENT OR RENT

HOUSING PRODUCTION 
COST

FAMILY 
PURCHASING 

CAPACITY

AFFORDABILITY
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SUPPLY DEMAND
LAND COST

LABOR COST
MATERIALS SUBSIDIES

CAPITAL COST
FINANCING

INFRASTRUCTURE
COST

SALES PRICE
REGULATIONS

LOCAL FEES

INCOME 
TRANSFERS

PROPERTY TAXATION

INCOME TAXATION

SALES TAXATION

SUBSIDIZED 
INTEREST

DWELLING 
PRICE

MONTHLY HOUSING 
AMORTIZATION OR 

RENT

FAMILY 
INCOME

MONTHLY HOUSING 
REPAYMENT OR RENT

HOUSING PRODUCTION 
COST

FAMILY 
PURCHASING 

CAPACITY
Flow

FlowAFFORDABILITY

FINANCIAL SYSTEM
RENT REGULATIONS

MANAGEMENT/REPAIR/
MAINTENANCE
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"Prices"

SUPPLY

HOUSING AFFORDABILITY

DEMAND

Affected by regulatory, institutional and 
policy environment

OUTCOMES 

Policy Policy 
InterventionIntervention

Policy Policy 
InterventionIntervention

Policy Policy 
InterventionIntervention

Policy Policy 
InterventionIntervention
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2a.2a.
The PeopleThe People’’s Process to s Process to 
Housing:Housing:

Does this provide a foundation to Does this provide a foundation to 
housing policies?housing policies?
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INFORMAL 
URBANIZATION

FORMAL 
URBANIZATION

1. CADASTRE – legal ID

2. LAND ALLOCATION

3. PLANNING

4. IMPLEMENTATION OF 
SERVICES AND 
INFRASTRUCTURE 

5. CONSTRUCTION

6. OCCUPATION

1. OCCUPATION

2. CONSTRUCTION / 
consolidation 

3. IMPLEMENTATION OF 
SERVICES  AND BASIC 
INFRASTRUCTURE

4. PLANNING 

5. REGULARISATION

6. LEGALISATION 

Different Logic of Housing DevelopmentDifferent Logic of Housing Development

Based on P. Baross, 1989;
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Source:John Hopkins, “SOCIAL HOUSING IN SOUTH AFRICA”, Southern African 
Housing Foundation



22/09/2010 Claudio Acioly Jr. / UN-HABITAT

8686Lima, Peru



22/09/2010 Claudio Acioly Jr. / UN-HABITAT

8787Lima, Peru



Ramiro García
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Delicias de Villa
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ResourcesResourcesLANDLAND

Ocuppy, build, hold 
your ground

Tolerance: 
continue x stop!

Negociate, 
investment, services 
& land consolidation

Tolerance: resources 
to change from 
provisory to permanent

More resources & 
expansion

Consolidation & 
security of tenure: 
regularisation?

The process of housing The process of housing 
production is production is IncrementalIncremental

The consolidation of the The consolidation of the 
right to land is right to land is Incremental Incremental 
& & EvolutionaryEvolutionary

Policy to 
Regularisation needs 
to be Incremental 

Policy to Policy to 
Regularisation needs Regularisation needs 
to be to be IncrementalIncremental

TimeTime
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ResourcesResourcesSecuritySecurity
of Tenureof Tenure

Housing production process Housing production process 
is bound to needs & it is is bound to needs & it is 
incrementalincremental

Process of transformation is Process of transformation is 
continuous & follows its own continuous & follows its own 
norms & standardsnorms & standards

Enabling Housing 
Policy 

Enabling Housing Enabling Housing 
PolicyPolicy

MaterialsMaterials

Public Housing

First Step Transformation

2nd Step Expansion 
conditioned to time & 
resources

More improvements as 
resources are made 
available

More resources then 
3rd Step expansion

Consolidation & Final 
Steps in Housing 
Improvement
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2b.2b.
Constraints and obstacles Constraints and obstacles 
hindering peoplehindering people’’s housing s housing 
production process:production process:

Do we draw lessons when designing housing 
policies that are result-based and tailored to the 
different types of demands and needs?
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Materials ResourcesTime LAND &
Security of 

Tenure

Building Materials Loans 

Fiscal Incentives to 
Producers & Retailers

Tecnologies, Capacity 
Building of labour force, 
self-help housing, sel- 
constuction

Land Regularization

Property registration 
& formalisation

Provisory 
possession, 
concessions & 
Occupancy certificate 
Continuum of rights

Essential Variables Supporting People’s 
Process of Housing Production

Flexible Finance

Micro-Financing 

Guarantee Fund

Short-term & 
Long-term Loans

Differentiated 
Norms

Flexible & 
Different Duration

Evolutionary 
Infrastructure

Evolutionary 
Housing

Planning
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DESIRABLE OUTCOMES DESIRABLE OUTCOMES 

Affordable Housing Opportunities

Serviced 
Land at 
scale

Affordable 
Housing 
Finance

Building 
Materials 

Loans

Support to 
Technology 

Development

Slum 
Upgrading & 

Regularisation

Variety of Options and Combined Measures to Increase Diversity in Size, 
Location, Quality, Price
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SLUM PREVENTIONSLUM PREVENTION

Provision of Serviced Land

Housing Finance

Regulatory Reforms

Building Industry Capacity

Housing PoliciesHousing Policies

People’s Housing 
Production Processes

Go Formal
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PolicyPolicy

ResultsResults

ProgrammesProgrammes

ProjectsProjects

Plans of ActionPlans of Action

Strategies

Means 

Instruments

Tactics

Decision Making

Institutional 
Frameworks

Legislative 
Frameworks

Actors 

Motivations and 
Interests 

Management and 
Participacion
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THE END
Thank you for listening.
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