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War

The other day | telephoned a friend for a dis-
cussion about the usual everyday matters. As
the call progressed, | realised that he sounded
increasingly preoccupied but not about the
admittedly rather humdrum content of our
conversation. Eventually | asked him if | had
called at a bad time. His reply Has stuck in
my mind:

“It's just that the television is on and I've been
watching the World fall apart.”

The date of the call? 28™ February, the start
of the US and Israeli attacks on Iran.

Over recent years global media have reported
on an increasing number of wars or conflicts.
Resort to physical violence to solve or at any
rate to win disputes or to gain advantage over
another group or nation has become ever more
common. It almost seems that increasingly
destructive conflict has become the norm
across the globe.

Data is notoriously open to interpretation, but
a few figures can at least illustrate the point.
To go back to World War ii and one country
as a reference point, during six years of war
Britain suffered just under 400,000 deaths of
whom 70,00 were civilians. 200,000 homes
were destroyed- mainly by aerial bombing
with around one third of the housing stock
damaged in some way'.

Horrendous as the above figures undoubtedly
are, they appear almost modest (should one
use that term in this context?) compared to
some of the wars and conflicts of the past
decade, particularly in relation to civilians and
property. To provide examples, in the long-
running Sudanese conflict nearly 12 million
people have been displaced from their homes
with 4 million subsisting as refugees in neigh-
bouring countries. In Ukraine over 236,000
buildings have been destroyed since 2022 with
around 10% of the housing stock damaged or
inaccessible. In Myanmar in 2017 700,000 of
the Rohingya population were displaced.

Turning to still more recent conflicts, the
Gaza death toll now stands at over 75,000
Palestinians and according to the UN, at least
92% of all residential buildings have been

destroyed or damaged. In Iran the present
conflict has displaced up to 3.1 million people
while in Lebanon some 800,000 people have
already registered as displaced.? In addition,
the Iran conflict risks destabilising the interna-
tional housing finance environment, in terms of
economic activity, demand, personal incomes,
access to resources and interest rates.

The housing finance industry is well-used to
tackling the quotidian challenges that arise and
can often be anticipated, such as interest rate
adjustments, cyclical economic downturns,
changes to taxation etc. However, the escalat-
ing incidence and destructiveness of war and
conflict is another matter.

How does a country rebuild when a huge per-
centage of its housing has been damaged and
destroyed and where consequent displacement
means that economic activity and personal
incomes have both been severely affected?
The hiatus in terms of post-ceasefire recon-
struction in Gaza illustrates the fact that we
are in uncharted territory. It may be that we
can learn some lessons from the post World
War Il years when Government worked with the
housing industry to achieve reconstruction but
sadly, our power to inflict large-scale destruc-
tion in a short time has only been enhanced
since then.

We need radical solutions to what appears to
be burgeoning conflict and destruction. OQur
industry must play its part in the search for
answers. Housing Finance International (HFI)
intends to be part of that process.

Our first main article in this issue is Affordable
housing in Berlin and New York, by Christian
Konig. The article provides a fascinating com-
parative study highlighting fundamental issues
such as the relatively low homeownership rate
in both cities but then going on to compare
the different strategies and measures applied
by their respective administrations, notably
in the fields of regulation and planning. Konig
concludes that the approaches of both cities
have strengths but also structural weaknesses.

Homeownership levels have stagnated or
declined in a number of countries in recent
years. The reasons for this are complex and

usually related to broader social and economic
trends. In his article The decline of homeowner-
ship in the UK — what happened and can it be
recovered?, Peter Williams offers an analysis
of the causes of the twenty-year decline in
UK homeownership levels and examines the
prospects for reversing that decline.

In his article Project finance for social infra-
structure: A university concession model for
affordable student housing in Africa, Prosper
Ben examines barriers to the use of project
finance in relation to provision of social infra-
structure and goes on to look at an innovative
approach to funding purpose-built student
housing, principally in relation to the needs
of Nigerian universities. The article offers a
focussed account of cutting-edge practice
in a sector that is not usually covered by HFI.

Our next article is Project finance for social
infrastructure: A university concession model
for affordable student housing in Africa, by
Sanjana Sidhra and Debra Erb. This is an
unusual contribution as it essentially involves
training. As the author’s put it: “Chrysalis is a
ground-breaking, 20-week executive learn-
ing and coaching experience designed to
empower emerging housing developers with
the tools, networks, and financial sophistica-
tion required to grow and sustain impactful
housing enterprises.” A well-written piece
and well worth reading.

Finally, Saskia Van Balen returns to these
pages with an important article on social hous-
ing: Can EU competition law serve socially
balanced communities? In the article she
focusses on the impact of EU competition law
in relation to “state aid” on the residualisa-
tion of social housing in countries such as the
Netherlands. She examines a recent attempt
to reform the legal position and suggests what
further measures will be needed if communi-
ties are to become more socially balanced.

Allin all, this is a positive issue of HFl at a time
when being positive is not easy for so many.
We hope you find it interesting and informative.

Andrew Heywood

March Spring 2026

' UK Parliamentary research.
2 UN data
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structure finance and project development
with a focus on advancing housing delivery
solutions across Nigeria.
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of Housing at the University of Wales, Cardiff.
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Housing News from the African Union

for Housing Finance (AUHF)

“ By Thandiwe Dhlamini

Africa’s housing finance landscape is
undergoing a significant transformation, driven
by innovation, strengthened partnerships, and
a renewed focus on inclusion. Across the
continent, governments, development finance
institutions, and private sector actors are
working to close the housing gap through new
financing models, capital market instruments,
and targeted programmes that respond to the
realities of informal incomes, climate risks,
and rapid urbanisation.

This edition of the AUHF Housing News highlights
key developments from AUHF members and
partners, showcasing how institutions are
mobilising capital, expanding access to finance,
strengthening governance, and investing in
people and systems. From blockchain-enabled
housing solutions and social bonds to youth
skills development and climate-resilient housing
initiatives, these stories reflect a sector that is
evolving to better serve Africa’s diverse and
growing housing needs.

Less than 3% of Africans are said to qualify
for mortgage financing, leaving the vast
majority, particularly informal sector workers,
excluded from formal housing finance. Yet
many continue to actively pay for housing,
through slow, cash-based, processes are often
costly and substandard.

Glen Jordan the CEO of AUHF Member Empowa
notes, “a mortgage is fit for purpose for the
formally employed,” yet over 85% of income
across Africa is unrecorded. This makes
traditional credit assessment ineffective and
reinforces exclusion.

Empowa’ s blockchain enabled rent-to-own
model, developed in partnership with the
Nairobi Securities Exchange and built on
Cardano, offers an alternative. By tokenising

housing assets and tracking payments
transparently in real time, the model builds
financial visibility for underserved households.
Early evidence suggests lower default
rates than traditional mortgage portfolios,
challenging assumptions about risk in low-
income housing finance.

This approach highlights a viable, scalable
pathway to unlock investment and deliver
affordable, climate-resilient housing for
Africa’s informal majority.

Find out more about Empowa here:
https://www.auhf.co.za/empowa/

Source: https://www.moneyweb.co.za/moneyweb-
crypto/crypto-podcasts/bring-on-blockchain-only-3-
of-africans-qualify-for-mortgage-financing/

The Regional Mortgage Refinancing Company
of the WAEMU (CRRH-UEMOA), a pioneering
financial institution in housing finance in West
Africa, celebrated the admission of its “Social
Bond CRRH-UEMOA 6.00% 2025-2040" to
the Luxembourg Stock Exchange, marking
a historic milestone as the first West African
issuer to achieve a dual listing.

This operation, amounting to 60 billion FCFA
(approximately €91.5 million) with a 15-year
maturity, received the highest rating from
Moody’s (SQS1 — Excellent) for a “Social Bond”
and aims to finance affordable housing loans
in the eight WAEMU countries, with a direct
impact on improving the living conditions of
tens of thousands of households.

The admission to the Luxembourg Green
Exchange (LGX) gives AUHF member,
CRRH-UEMOA’s social bonds access to an
international investor base, while the dual
listing on the BRVM and the Luxembourg
Stock Exchange demonstrates the growing
complementarity between African and
international financial centres, as well as
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the credibility of CRRH-UEMOA as a leading
issuer with high standards of governance,
transparency, and financial reporting.

According to Ms Yedau Ogoundele the CEO
of CRRH-UEMO, through this dual listing,
CRRH reaffirms its commitment to placing
social impact at the heart of its actions.
Every resource mobilized contributes,
in a tangible way, to improving the living
conditions of households in the WAEMU. By
connecting markets, CRRH-UEMOA is not
only increasing its visibility but also opening
new perspectives for housing finance and
the building of more inclusive and resilient
economies in the region.

Find outmore about CRRH here: https://www.auhf.co.za/

caisse-regional-de-refinancement-hipothecaire-de-
luemoa-crrh-uemoa/

Source: https://www.financialafrik.com/2026/01/13/
la-crrh-uemoa-fait-coter-ses-social-bonds-a-la-
bourse-de-luxembourg-une-premiere-en-afrique-
de-louest/

On 22 January 2026, AUHF member, First
Housing Finance (Tanzania) Ltd launched the
‘Makazi Bond,” a TZS 5 billion (Approx US$
2 million), four-year housing bond offering a
13% annual return. The bond aims to mobilise
long-term capital to expand mortgage lending
for low- and middle-income households.
Launched by Deputy Minister Kaspar Mmuya,
the initiative supports Tanzania’s Development
Vision 2050 by promoting financial inclusion,
inclusive growth, and social welfare. The bond
underscores the institution’s commitment
to building a sustainable housing finance
market while enabling broader access to
homeownership, particularly for women,
youth, and underserved groups. Supported
by key financial and regulatory partners, the
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Makazi Bond represents a strategic effort to
deepen housing finance markets, support
affordable housing delivery, and stimulate
broader economic development.

Find out more about First Housing Finance Limited
here: https://www.auhf.co.za/first-housing-finance/

Source: https:/www.linkedin.com/posts/first-
housing-finance-tanzania-ltd makazibond-
firsthousingfinance-uwekezajisalama-activity-
7420197067307909121-BXtg?utm source=
share&utm medium=member desktop&rcm=ACoA
ADJLPwcBLf6wjtOWCMc30ka9RFnt OGH-XE

AUHF member Shelter Afrique Development
Bank (ShafDB) is driving a transformative shift
in Africa’s housing sector by repositioning
housing within a broader, integrated
development ecosystem. In an interview
with CNBC Africa, Managing Director and
CEO Thierno-Habib Hann stressed that
Africa’s vast housing and infrastructure
deficit cannot be solved by fragmented
efforts, noting that “working in silos limits
our capacity... African led solutions tailored
to African problems are our path forward.”
Central to this vision is the Alliance of African
Multilateral Financial Institutions (AAMFI),
or “Africa Club,” which promotes collective
institutional action, alongside a strong focus
on domestic resource mobilization through
local currency bonds to mitigate exchange
rate risks. Complementing this is a $1
billion project preparation facility aimed at
making urban development’s bankable and
scalable. In addition to this, Mr Hann shares
that another $2 billion is being targeted for
broader infrastructure developments under
the African Union (AU) development agency
(AUDA-NEPAD). By linking affordable housing
to wider investments in urban infrastructure,
student accommodation, and strategic trade
corridors such as the Lobito Corridor, ShafDB
is advancing a model where housing delivery
directly supports economic productivity and
regional integration.

Find out more about Shelter Afrique Development
Bank here: https://www.auhf.co.za/shelter-afrique/

Source: https://www.cnbcafrica.com/media/
7769179878892/mobilising-capital-for-africas-
affordable-housing-

On the sidelines of the World Economic Forum
2026 in Davos, Shelter Afrique Development
Bank (ShafDB) and Africa Collective establish
a Memorandum of Understanding which will
act as a framework for collaboration on
catalysing investment into affordable housing

across Africa. The collaboration focuses on
mobilising Swiss institutional and private
capital into investable housing solutions across
Africa, strengthening knowledge exchange and
thought leadership, and deepening strategic
engagement through Africa Collective’s global
platforms. The partnership reflects a shared
approach to mobilising capital that responds
to Africa’s housing and urban development
priorities.

Source: https://www.linkedin.com/posts/shelter-
afrique_wef26-affordablehousing-housingfinance-
activity-7419990967392342018-1Aox?utm

source=share&utm medium=member desktop&rcm
=ACoAADJLPwcBLf6wjtOWCMc30ka9RFnt OGH-XE

In parallel, Shelter Afrique has strengthened
its partnerships and global engagement
with governments and key stakeholders.
Among these is the MOU signed between the
National Housing Bank of India, a landmark
Partnership to boost affordable, sustainable
& inclusive housing finance across Africa
and India. This South—South collaboration,
strengthens housing ecosystems, empowers
communities & drives inclusive growth. The
National Housing Bank (NHB) in India, is the
Apex housing finance institution promoting
and refinancing banks and housing finance
companies (HFCs) in India, responsible for
the $400 billion residential real estate market
in India.

Source: https://www.linkedin.com/posts/shelter-
afrique nhbapuhf-apuhfindia-apuhfconference2026-
activity-7427666631717433344-zk6?utm

source=share&utm medium=member_ desktop&rcm
=ACoAADJLPwcBLf6wjtOWCMc30ka9RFnt OGH-XE

In Abidjan, Ivory Coast - Shelter Afrique
Development Bank (ShafDB) participated
in the AfDB-convened high-level dialogue,
bringing together African DFIs and private
sector partners to shape a new African
Financial Architecture focused on bridging
the continent’s financing gap. The convening
reaffirmed the critical role of DFIs as architects
of Africa’s development, to mobilize capital,
aligning strategies and unlocking sustainable
financing for priority sectors. For ShafDB,
the discussions reinforced our commitment
to coordinated action in advancing housing
and urban infrastructure, while strengthening
collaboration across regional and continental
institutions. As Africa moves towards a more
unified and resilient development path, ShafDB
remains steadfast in supporting initiatives that
expand access to capital and drive inclusive
growth across the continent.

Source: https://www.cnbcafrica.com/media/

7769179878892/mobilising-capital-for-africas-
affordable-housing-

The Federal Mortgage Bank of Nigeria (FMBN)
is pursuing an ambitious recapitalisation to
N750 billion (approx. US$ 552 thousand) from a
current paid-up capital of N2.56 billion (approx.
US$1.9million) to address critical funding
constraints in the housing sector. Supported by
engagements with key government institutions,
this effort is complemented by strong financial
and operational performance, including a
68.4% increase in net operating surplus to
N19.5 billion (approx. US$14.4 million) in 2025,
a 27% growth in asset base, and significant
recoveries of non-performing loans totalling
over N27.3 billion (approx. US$ 20million) in
two years. The bank has also advanced digital
transformation through the deployment of a
Core Banking Application, enhancing efficiency,
transparency, and access to services. These
reforms position FMBN to expand affordable
housing finance, although sustained impact
will depend on successful recapitalisation and
supportive legal and policy reforms.

Find out more about FMBN here: https://www.auhf.
co.za/federal-mortgage-bank-of-nigeria/

Sources: https://nairametrics.com/2026/02/19/
federal-mortgage-bank-targets-n750bn-
recapitalisation-to-boost-housing-finance/#google
vignette

https://www.premiumtimesng.com/news/
more-news/857806-fmbn-records-%E2%82%A619-
5bn-surplus-targets-%E2%82%A6750bn-
recapitalisation-official.html

AUHF member, the Federal Mortgage Bank
of Nigeria (FMBN) and the Nigeria Social
Insurance Trust Fund (NSITF) are exploring
a strategic partnership to expand affordable
housing for Nigerian workers by leveraging
statutory contributions to both institutions.
The collaboration aims to strengthen
institutional engagement to address Nigeria’s
housing deficit and improve worker welfare.
FMBN highlighted its mandate to mobilise
long-term funds through the National
Housing Fund (NHF) Scheme, while NSITF
noted that combining NHF and Employees’
Compensation Scheme contributions could
fund cooperative housing schemes and
structured mortgage programmes. Despite
changes in institutional roles and FMBN’s
consolidation under the Federal Government,
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Regional round up: news from around the globe

both parties see opportunities for impactful
projects, citing examples such as the N100
billion (approx. US$ 736million) Karsana
housing development in Abuja. They agreed to
continue discussions to refine the partnership
framework and accelerate implementation for
the benefit of Nigerian workers.

Source: https://leadership.ng/federal-mortgage-
bank-insurance-trust-fund-target-affordable-
housing-for-workers/

Crédit Foncier increased its
loan offering by 466% in the
first quarter of 2025.

In a remarkable turnaround, AUHF member,
Crédit Foncier du Cameroun (CFC), a public
financial institution, has emerged as a dominant
player in the credit supply market in the CEMAC
region. According to the Report on the Evolution
of Lending Rates published by the Bank of
Central African States (BEAC), CFC’s market
share in this segment soared from 5.37% in the
first quarter of 2024 to a staggering 30.39% in
the first quarter of 2025, representing a relative
increase of approximately 466%. This rapid
rise has propelled CFC from a marginal player
to the second-largest player in the financial
institutions market, closely following ALIOS
Finance (SOCCA), whose market share declined
during the same period. This market rebalancing
in favour of CFC mirrors the institution’s
improved financial performance, with a net
profit of 2.2 billion CFA francs (approx. US$3.85
million) in 2024, a 57.1% increase compared to
2023, primarily driven by a decrease in the cost
of risk. As of the end of 2024, CFC’s financing
and guarantee funds stood at 259.20 billion CFA
francs (approx. US$454million), showcasing its
growing influence and capacity to support the
credit needs of the region.

Building on Crédit Foncier du Cameroun’s
466% growth in loan offerings in Q1 2025,
the appointment of a new nine-member Board
of Directors by President Paul Biya in March
2026 strengthens governance and aligns
the institution more closely with national
housing priorities. This strategic leadership
renewal positions CFC to accelerate social
and affordable housing delivery, supporting
the government’s broader urban development
and financial inclusion objectives.

Find out more about CFC here: https://www.auhf.
co.za/credit-foncier-du-cameroun-cfc/

Source: https://www.newsducamer.com/le-credit-
foncier-a-augmente-de-466-son-offre-de-credit-
au-ler-trimestre-2025/

https://www.2370nline.com/nominations-credit-
foncier-cameroun/

SHMFF unlocking affordable
housing in Egypt

Egypt’s Inclusive Housing Finance Program,
supported by the World Bank, has
significantly expanded access to affordable
housing, enabling over 693,000 low-income
households to secure formal homes while
strengthening financial inclusion. Anchored by
the government’s ‘Housing for All Egyptians’
initiative and implemented through AUHF
member, the Social Housing and Mortgage
Finance Fund, the program has catalysed
private sector participation and grown the
mortgage market from US$132 million in 2014
to US$2.2 hillion in 2026, while supporting
an estimated 4 million jobs in construction.
With targeted subsidies, increased access to
mortgage finance, and a focus on women who
constitute 25% of beneficiaries, the program
also advances gender equity. Additionally,
the delivery of green-certified housing
promotes sustainability, demonstrating how
coordinated policy, finance, and institutional
frameworks can drive large-scale, inclusive
urban development.

In other news, the Industrial Development
Bank (IDB) signed a cooperation protocol with
the Social Housing and Mortgage Finance
Fund (SHMFF) to offer EGP 4 billion (approx.
US$84 000), in concessional mortgage
financing for low- and middle-income
Egyptians. SHMFF CEO May Abdelhamid
emphasized that the partnership strengthens
collaboration with banks and mortgage
providers, expanding access to first-time
homeownership and supporting sustainable
social housing programs.

Find out more about SHMFF here: https://www.auhf.
c0.za/social-housing-and-mortgage-finance-fund/

Source: https://www.arabfinance.com/en/news/
newdetails/idb-and-shmff-pen-egp-4-billion-
mortgage-protocol

https://www.worldbank.org/en/news/
feature/2026/03/04/building-futures-unlocking-
affordable-housing-in-egypt

Tanzania Mortgage Refinance
Company and Habitat for
Humanity launch housing
microfinance solutions to
expand affordable housing
access in Tanzania

AUHF member Tanzania Mortgage Refinance
Company (TMRC), in partnership with AUHF
member, Habitat for Humanity International,
has launched retail and wholesale housing
microfinance products to expand access to
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affordable housing for low-income and informal
sector households. Following a successful pilot
with local financial institutions and regulatory
approval from the Bank of Tanzania, the
initiative enables sustainable refinancing of
housing microfinance portfolios, allowing
banks and microfinance institutions to offer
tailored, incremental housing loans. Supported
by technical assistance and focused on local
currency financing, the program reduces
risk, improves affordability, and strengthens
financial inclusion. By mobilizing public and
private sector actors, this initiative represents
a scalable model for extending housing finance
to underserved populations and advancing
inclusive homeownership in Tanzania.

Find out more about TMRC here: https://www.auhf.
co.za/tanzania-mortgage-refinance-company-Itd/

Find out more about Habitat for Humanity International
here: https://www.auhf.co.za/habitat-for-humanity-
international

Source: https://www.habitat.org/emea/newsroom/
2026/tanzania-mortgage-refinance-company-and-
habitat-humanity-launch-housing-microfinance

Habitat for Humanity
International and Swiss
Capacity Building Facility
launch partnership to expand
climate-resilient housing
finance and insurance in Kenya

Habitat for Humanity International, in
partnership with the Swiss Capacity Building
Facility (SCBF), has launched an innovative
initiative to expand access to affordable,
climate-resilient housing for low- and
middle-income households in flood-prone
communities around Lake Victoria, Kenya. The
programme introduces an integrated solution
combining housing microfinance, index-based
flood insurance, malaria-linked health cover,
and mobile early warning systems to help
vulnerable households mitigate and recover
from climate and health shocks. Delivered with
local partners VisionFund Kenya and Britam,
and supported by SCBF’s technical assistance,
the initiative strengthens institutional capacity
while enabling inclusive, customer-focused
financial products. Targeting underserved
populations particularly women and youth, the
model enhances financial inclusion, supports
safer housing improvements, and offers a
scalable approach to building resilience across
East Africa.

Source: https://www.habitat.org/emea/newsroom/
2026/habitat-humanity-international-and-swiss-
capacity-building-facility-launch
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Access to affordable housing in Kenya has
long been constrained by high construction
costs, slow regulatory approvals, and limited
financing solutions, leaving 60% of Nairobi’s
population in informal settlements. To address
this, AUHF member, FSD Kenya partnered with
the Kenya Property Developers Association
(KPDA) to implement the Affordable Housing
Incentives Program, guiding developers
through VAT and corporate tax incentives
critical for project viability. Analysis of three
Nairobi projects showed VAT relief reduces
hard costs by 11%, protecting slim developer
margins and enabling below-market
pricing for social and affordable housing.
Recommendations include shifting from VAT
exemption to zero-rating to reclaim embedded
taxes and maintaining a 15% corporate tax
rate for developers constructing at least 100
units annually. Despite these incentives,
navigating approvals across 10+ agencies
remains cumbersome, prompting the creation
of the Development Approvals Tracking &
Support (DATS) system to streamline
oversight. The program demonstrates that
fiscal policy, transparency, and coordinated
support are essential to scale affordable
housing and realize Kenya’s constitutional
right to adequate housing.

Find out more about FSD Kenya here: https://www.
auhf.co.za/fsd-kenya/

Source: https://www.fsdkenya.org/blogs-
publications/unlocking-affordability-reflecting-on-
the-affordable-housing-incentives-program/

AUHF member, Family Homes Funds Limited
(FHFL) secured funding from the African
Development Bank (AfDB) to implement
the FHFL Artisans Skills Training (FAST)
Programme.

The Programme launched with the ambitious
target of training 2,000 skilled and semi-
skilled artisans nationwide over a two-year
period to enhance productivity, employability,
and competitiveness in Nigeria’s construction
sector —in alignment with national job creation
priorities and operates under a structured
certification framework compliant with the
National Skills Qualification Framework
(NSQF).

Training is set to be delivered across twelve
(12) locations covering the six geopolitical
zones: Lagos, Ogun, Enugu, Abia, Akwa Ibom,

Delta, Katsina, Kano, Bauchi, Adamawa, FCT,
and Niger.

Implementation has commenced in the
Federal Capital Territory and Katsina State
with 572 artisans currently undergoing
training under the pilot phase.

The first cohort is set to graduate at the end
of March 2026. Programme rollout across
additional locations is progressing in line with
the phased implementation plan.

Find out more about Family Homes Funds Limited
here: https://www.auhf.co.za/family-homes-funds/

Source: https://www.premiumtimesng.com/
promoted/853271-katsina-govt-family-homes-fund-
partner-to-train-empower-youths.html

https://punchng.com/group-afdb-begin-artisan-
training-programme/?amp

Amid escalating climate shocks and devastating
floods exposing the vulnerability of informal
settlements, AUHF member National Housing
Finance Corporation (NHFC) is repositioning
itself as a key driver of resilient, affordable
housing through its newly adopted 10x10
Turnaround Blueprint. Developed following a
strategic board session in October 2025, the
plan outlines a three-phase pathway which is
Rescue, Stabilisation, and Sustainability. As
a wholesale development finance institution,
NHFC is accelerating disbursements, reforming
credit processes, and expanding its project
pipeline while introducing climate-resilient
housing finance solutions, including blended
finance, green finance instruments, and
support for sustainable urban development.
The strategy prioritizes institutional recovery,
financial sustainability, and long-term
impact, alongside partnerships to mobilize
private capital and scale delivery. Through
strengthened partnerships and a focus on
sustainability, NHFC is mobilising capital,
enhancing delivery, and aligning housing
finance with climate adaptation to support
safer, more inclusive human settlements.

Find out more about NHFC here: https://www.auhf.
co.za/national-housing-finance-corporation-nhfc/

Source: https://themercury.co.za/news/
2026-02-06-nhfc-stands-poised-to-solve-south-
africas-housing-crisis-amid-climate-reality-and-
devastating-floods/?fbclid=IwY2xjawQj295leHRuA2
FIbQIxMABicmIkETFxYjFNaQ1DMzluWIJgcTFme3J0Y
wZhcHBfaWQQMjlyMDM5MTc40DIwMDg5MgABHm
GTAs_IWjgPgfwpcfnyQFyfX0luQx6iDULVKaJLPXXX
9vYnDIQVbcEgZXV aem tafM6nnlIBbHSKLfI6JgaQ

AUHF member, FBC Building Society (Zimbabwe)
and Hwange Local Board (HLB), partner in
spearheading an eco-friendly waste initiative
by constructing Hwange urban’s first biodigester
at an estimated cost of over US$200,000. The
biodigester, with a site already identified and
beaconsin place, is setto commence construction
in early 2026 and will convert organic waste into
biogas for cooking and electricity, as well as
nutrient-rich fertilizer, significantly enhancing
sustainable waste management. The system
is expected to serve around 200 households,
reduce greenhouse gas emissions, cut waste
management costs, and lower environmental
impacts by processing waste on-site and
minimizing landfill use, odours, and pests.
This initiative reflects FBC’s commitment to
integrating decentralised, closed-loop waste
solutions within Hwange’s broader residential
and infrastructural development plan, which
includes 764 residential stands, a school,
commercial spaces, SMEs, and recreational
areas.

Find out more about FBC Building Society here:
https://www.auhf.co.za/fbc-building-society/

Source: https://www.heraldonline.co.zw/fbc-drives-
eco-friendly-waste-initiative/

The stories featured in this edition reflect a
housing finance ecosystem that is becoming
more adaptive, collaborative, and impact
driven. Across Africa, institutions are not
only mobilising greater financial resources but
are also rethinking how housing is delivered,
financed, and sustained particularly for low-
income and informal households. A clear
shift is emerging towards blended finance,
local currency solutions, capital market
innovation, and integrated approaches that
link housing with livelihoods, climate resilience,
and urban development. At the same time,
partnerships across governments, DFIs, private
sector actors, and communities continue to
play a critical role in unlocking scale and
sustainability. As AUHF and its members
continue to champion these efforts, the focus
remains on building inclusive housing markets
that leave no one behind ensuring that access
to adequate, affordable housing becomes a
reality for the continent.

Shelter Afrique Development Bank MD and
CEO Thierno-Habib Hann and TAF Africa
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Regional round up: news from around the globe

Global CEO Mustapha Njie recognised as the
top 100 Reputational poll under the category:
Humanity and Social impact which recognises
humanitarians, social innovators, and impact-
driven leaders improving lives, strengthening
communities, and driving meaningful, people-
centred change across Africa.

See their bio’s below:
https://www.reputationpoll.com/thierno-
habib-hann/
https://www.reputationpoll.com/mustapha-

njie-2/

Simphiwe Tshabalala, Group CEO of Standard
Bank Group recognised under the Enterprise,
Wealth Creation & Economic Transformation
category which recognises business leaders,
entrepreneurs, and financiers building
sustainable enterprises, creating jobs, and
driving Africa’s economic advancement. See
his bio here: https://www.reputationpoll.com/
sim-tshabalala/

Key past events and outcomes:

AUHF launches the AUHF Academy, a new
learning initiative established by the African
Union for Housing Finance in collaboration
with the Centre for Affordable Housing
Finance in Africa — with a rich and engaging
discussion led by experts from across Africa’s
housing finance ecosystem. See more
about the academy and upcoming sessions

here: https://www.auhf.co.za/wp-content/
uploads/2026/03/AUHF-Academy-2025-fv.pdf

AUHF Academy inaugural webinar, “Current
Issues in Africa’s Affordable Housing Investment
Landscape.” The session explored the evolving
investment landscape for affordable housing,
highlighting both the challenges and emerging
opportunities shaping the sector. See the
recording here: https://www.youtube.com/
watch?v=pusA7-rmRWc
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Upcoming events:

® Africa Urban Forum, 8-10 April 2026,
Nairobi, Kenya, Theme: Adequate housing
for all: advancing socio-economic and
environmental transformation towards
the realization of Agenda 2063. Find out
more here: https://auf2.go.ke/

= World Urban Forum 13, 17-22 May 2026,
Baku, Azerbaijan, Theme: Housing the
world: safe and resilient cities and com-
munities: Find out more here: https://
www.auhf.co.za/events/13th-world-
urban-forum/

¥ AUHF 42" AGM and Annual Conference,
2-5 November 2026, Lusaka, Zambia,
Theme: Transforming Africa’s housing
future: innovation, technology, and value
chain synergies, Find out more here:
https://www.auhf.co.za/



https://www.reputationpoll.com/thierno-habib-hann/
https://www.reputationpoll.com/thierno-habib-hann/
https://www.reputationpoll.com/mustapha-njie-2/
https://www.reputationpoll.com/mustapha-njie-2/
https://www.reputationpoll.com/sim-tshabalala/
https://www.reputationpoll.com/sim-tshabalala/
https://www.auhf.co.za/wp-content/uploads/2026/03/AUHF-Academy-2025-fv.pdf
https://www.auhf.co.za/wp-content/uploads/2026/03/AUHF-Academy-2025-fv.pdf
https://www.youtube.com/watch?v=pusA7-rmRWc
https://www.youtube.com/watch?v=pusA7-rmRWc
https://auf2.go.ke/
https://www.auhf.co.za/events/13th-world-urban-forum/
https://www.auhf.co.za/events/13th-world-urban-forum/
https://www.auhf.co.za/events/13th-world-urban-forum/
https://www.auhf.co.za/

Asia-Pacific Region

Y By Zaigham Mahmood Rizvi

More Homes won’t solve Australia’s
housing crisis, expert warns

Building more homes will not fix Australia’s
housing affordability crisis, according to
Professor Christian Nygaard, a housing
economics expert at UNSW’s City Futures
Research Centre. Even a sustained, large-scale
construction boom over the next two decades
would barely ease price pressures, Nygaard
says.

The Albanese government’s Housing Accord
sets an “aspirational” target of 1.2 million new
homes by mid-2029. Yet the National Housing
Supply and Affordability Council forecasts
just 938,000 homes will be delivered in that
timeframe—262,000 short of the goal.

But Nygaard’s analysis goes further: even if
Australia hit the five-year target and repeated
that pace for another 15 years, affordability
would still not improve meaningfully by the
2050s. The deeper issue, he argues, lies beyond
supply.

“This isn’t simply about bricks and mortar,”
Nygaard explains. “It matters if you have a
parent with an expensive house.” He highlights
how intergenerational wealth transfer is
reshaping access to housing, challenging
Australia’s commitment to a “fair go.”

Young Australians are disproportionately
affected, facing soaring rents and deposit
barriers that lock them out of ownership.
While boosting supply remains necessary,
experts caution that without tackling demand-
side drivers—such as tax settings, investor
incentives, and social housing shortfalls—
construction alone cannot restore affordability.

Nygaard urges policymakers to look beyond
building targets. Meaningful reform, he says,
must address planning bottlenecks, review
capital gains and negative gearing policies, and
expand affordable and social housing. Without
this broader strategy, even record construction
volumes will leave many Australians stranded.

As pressure mounts on governments to act, the
debate is shifting: the housing crisis is not just
a shortage of homes, but a crisis of access,

equity, and economic fairness. Solving it will
require more than shovels in the ground—it
demands courage to rethink the rules of the
market itself.

Source: Building 1.2m homes barely put a dent in
Australia’s housing affordability | The Guardian

Housing affordability reaches worst
levels

The cost of a typical Australian home has soared
to 8.2 times as much as household incomes, the
worst housing affordability on record.

First home hopefuls will be squeezed further by
rising rents, as the share of income required to
afford rent is also at a record high of 33.4 per
cent, Cotality research released on Tuesday
shows.

Experts warn property prices are likely to keep
rising next year, despite efforts from different
levels of government to improve affordability.

Australia’s median dwelling value is now
$860,529, the Cotality Housing Affordability
Report for November showed, compared with
a median annual household pre-tax income of
$104,390.

The dwelling value to income ratio has reached
10 times in Sydney, 8.8 times in Brisbane, 7.7
times in Perth and 7.1 times in Melbourne. Banks
are often hesitant to lend more than five times
incomes to home buyers.

Source: Australian housing affordability crisis: Home
ownership now 8.2 times household income

Rising land prices, the main factor
blocking new housing

Experts say Australians must rethink how they
live to solve the housing crisis. A new Housing
Industry Association, Cotality report shows
land prices have risen three times faster than
construction and labour costs since 2000.
Land is now the largest factor driving up home
prices. Before sale, land must be re-zoned and
connected to roads, water, power, sewerage,
drainage, and community facilities. These
infrastructure costs are not covered by general
government funds but passed to buyers through
taxes, fees, and levies. Greenfield lot prices
jumped more than sixfold between 2000 and

2025. While construction costs rose about 161%
since 2000—tracking inflation—Iland values
now climb at twice that rate. The three main
housing cost drivers remain land, materials, and
labour. Experts suggest higher-density housing,
offsite construction, innovative materials, and
3D printing as practical solutions. The policy
think tank CEDA estimates that converting one in
four standalone homes in Australia’s five biggest
cities into dual occupancies could boost the
housing stock by 9%. The federal government
has committed about $1 billion to help states
build essential infrastructure, though results
will take years. With roughly 70% of Australian
homes detached and households averaging
two people, researchers urge cities to embrace
denser living to reduce infrastructure expenses
and long commutes. However, debates continue:
easing land-use rules may speed up supply but
could raise flood and bushfire risks. Workforce
shortages also hinder construction growth. As
report lead author Tim Reardon states, lasting
change requires coordinated policy, smarter
building methods, and a public shift toward
more sustainable, space-efficient living.

Source: Rising land prices the main factor blocking
new housing - ABC News

Stakeholders urge long-term housing
plan for sustainable urbanisation

Bangladesh needs an urgent long-term housing
strategy to ensure sustainable urbanisation
while protecting agricultural land, water
bodies, and forests, real estate stakeholders
emphasised at a Dhaka roundtable.

The event, jointly organised by IDLC Finance PLC
and The Business Standard on November 10,
highlighted that Bangladesh’s urbanisation rate
has surged from 9% in 1974 to approximately
34% today, predominantly concentrated in
Dhaka.

Experts warned that Dhaka lacks a proper
master plan and has become overcrowded
and unliveable. They stressed the need for
nationwide planning beyond megacities, vertical
living solutions, satellite towns, and improved
commuter services. Protecting agricultural
land remains critical for food security, while
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behavioural changes and cultural shifts
are essential for sustainable development.
Stakeholders called for envisioning
Bangladesh’s future over the next 50-100 years
with comprehensive, environment-conscious
urban planning.

Source: Urbanisation of Bangladesh: Challenges of
housing & affordable living | The Business Standard

Housing sector volatility: a big issue for
the middle-class of Bangladesh

Struggles faced by middle-class people of
Bangladesh due to volatility in housing sector
mirror a broader crisis gripping the nation’s
housing sector. Once a driver of urban
development, the real estate industry now faces
a prolonged slump. Flat sales have plummeted;
down 40% among middle-income buyers and up
to 70% among affluent customers. Construction
material prices have surged by 25%, while land
costs in areas affected by new zoning rules
continue to climb.

At the centre of the controversy is the Detailed
Area Plan (DAP), enforced since 2023 to guide
Dhaka’s growth. Industry representatives argue
the plan’s restrictions have stalled projects and
discouraged investment. The Real Estate and
Housing Association of Bangladesh (REHAB)
warns that without revisions, the sector—which
supports thousands of jobs—faces serious risk.

Conversely, urban planning experts express
concern that proposed relaxations to building
height limits in areas like Mirpur, Uttara, and
Mohammadpur could worsen overcrowding
and strain infrastructure. They stress that
any changes to zoning rules should follow
transparent public consultation, not pressure
from vested interests.

Adding to the uncertainty, authorities have
not clarified whether the provision allowing
investment of undisclosed income in housing—
with a 15% tax—uwill continue. This silence has
made buyers and investors cautious, choosing
to wait rather than committing funds.

Despite global projections, estimating
Bangladesh’s housing market could reach
US$2.75 trillion by 2025, while local sentiment
remains weak. Developers report hundreds of
unsold units across Dhaka, with some reducing
prices below cost to maintain cash flow. Small
and medium-sized companies struggle to cover
salaries and operational expenses.

The ripple effects extend across the supply
chain, with falling demand for cement, steel, and
other core materials. Private home construction
has also slowed, reflecting widespread
hesitation.

As the market remains frozen, stakeholders
call for clear, long-term policy direction. A
nationwide housing strategy—one that protects
agricultural land, preserves water bodies, and
promotes vertical living in satellite towns—
could help balance growth with sustainability.
Until then, many families continue to postpone
their dream of homeownership, hoping for
stability in an uncertain time.

Source: Housing Sector Volatility: Soaring prices
leave middle-class dreams dashed

Cambodia needs 138,000 new urban
homes by 2030

Cambodia needs 138,387 additional houses
by 2030 to address its urban housing needs, a
recent study by Habitat for Humanity Cambodia
and the General Department of Housing of the
Ministry of Land Management, Urban Planning
and Construction found.

The ‘Overview of Urban Housing for Low-Income
Households in Cambodia’ report highlights
critical affordability and adequacy gaps
across Phnom Penh, Poipet, Serei Saophoan,
Battambang, Kampong Chhnang, Ta Khmau,
Svay Rieng, Bavet, Siem Reap and Preah
Sihanouk.

The report revealed that the majority of
Cambodia’s urban housing market does not
respond to the demand of the most needed
groups. It mainly highlighted a lack of affordable
housing to supply urban low-income households
across the country.

The report raised key barriers to affordable
housing that exist on both the supply and
demand sides. On the supply side, limited
access to affordable land poses a major
challenge, as high-value housing projects
dominate the market, leaving little room for
low-income housing initiatives.

Source: Cambodia Needs 138,000 New Urban Homes
by 2030, Study Finds | Kiripost

Major housing initiatives launched

The Ministry of Housing, through the Housing
Authority, has launched three initiatives aimed
at boosting affordable housing in Fiji.

The three initiatives are the Housing Authority
Model Homes, the Village Housing Loan
Scheme, and the further reduction of lending
interest rates.

Under the Housing Authority Model Homes
initiative, a project has been launched for
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the construction of 150 homes at the Nepani
subdivision.

The Village Housing Loan has been reintroduced
after over 10 years; it aims to assist those in
the rural and maritime regions.

This includes the construction of new homes,
renovation and upgrade of existing homes, and
the construction and upgrade of community
halls and evacuation centres.

The third initiative, Housing Authority, aims to
reduce lending interest rates in the financial
year 2025-2026.

Source: Major housing initiatives launched — FBC
News

Assets growth of affordable housing
finance firms to moderate in FY26: Report

India’s affordable housing finance companies
are poised for a measured deceleration in
assets under management (AUM) growth,
with expansion expected to moderate to
approximately 21 per cent in fiscal year 2026,
down from 23 per cent in FY25, according to a
latest sector report by domestic rating agency
Crisil Ratings.

The growth trajectory is anticipated to stabilize
at 20-21 per cent in the subsequent fiscal year
2026-27, maintaining a steady yet cautious
expansion pace that still outperforms the
broader mortgage finance industry’s projected
18-19 per cent growth.

LAP segment faces headwinds

A significant recalibration is underway in the
loan against property (LAP) segment, which
has been a key growth engine for affordable
housing financiers in recent years. Growth in
this category is expected to decelerate to 24-26
per cent in FY26, down from approximately
30 per cent in the previous fiscal, as lenders
tighten underwriting standards in response to
emerging asset quality pressures.

“LAP, a key driver for A-HFCs in recent years due
to attractive yields, will see growth moderating
slightly to 24-26 per cent this fiscal and next
from ~30 per cent last fiscal. This will be largely
driven by lender prudence in response to asset
quality concerns in specific sub-segments,” said
Subha Sri Narayanan, Director at Crisil Ratings.

Small-ticket loans under scrutiny

The report specifically flags the sub-315 lakh
LAP category as a critical monitorable. Between
FY24 and FY25, over 70 per cent of affordable
housing finance companies reported a notable
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uptick in assets overdue by more than 90 days
within this segment, with increases ranging from
0.25 per cent to as high as 30 per cent—a trend
that would persist into the first half of FY26.

Source: Assets growth of affordable housing finance
firms to moderate in FY26: Report - The Economic Times

Affordable housing credit drives
Indonesia housing target forward

Indonesia is pushing to meet its ambitious
housing target with the help of the affordable
housing credit scheme. The government recently
launched the Housing People’s Business Credit
(KUR) program, aiming to address the housing
backlog and expand access to homeownership
for low- and middle-income groups. With
housing demand rising, this initiative is expected
to stimulate both supply and demand while
involving developers, contractors, and MSMEs.

The Ministry of Housing and Settlement Areas
(PKP) held the first major socialization event for
the Housing KUR program in Jakarta. The event
targeted developers, contractors, and vendors.
Minister Maruarar Sirait described the initiative
as crucial for accelerating the achievement of
the national housing goal.

“This event will invite the entire housing
ecosystem, from developers, contractors,
regional-owned enterprises, associations, to
building material traders,” he told Kompas.com
in an exclusive phone interview.

Although the launch began in Jakarta, West
Java will be the next focus due to its large
number of contractors and developers. Ara
explained that the province holds the biggest
potential for the program’s success, calling it
a “fertile ground” for housing development.

Source: Affordable Housing Credit Drives Indonesia
Housing Target Forward - Invest Indonesia

BPS supports housing finance program
to empower people’s economy

BPS Indonesia, or Badan Pusat Statistik, is the
Central Agency of Statistics in Indonesia. Itis a
non-ministerial government institute responsible
for conducting statistical surveys and collecting,
analyzing, and disseminating statistical data
related to various socio-economic aspects of
the country.

The Vice Chief Statistician of BPS RI, Sonny
Harry Budiutomo Harmadi, attended a
collaborative event on Housing Financing
and Economic Empowerment of People
in Sumedang. The event, organized by the
Ministry of Housing and Settlement Areas
(PKP), was attended by the Minister of Housing

and Settlement Areas (PKP), Maruarar Sirait,
as a form of government support in expanding
access to housing financing through the FLPP
Subsidy Mortgage and Housing Program
Credit schemes. This event also invited
300 PNM MSME (Micro, Small and Medium
Enterprises) players. PT Permodalan Nasional
Madani (PNM) is a state-owned enterprise in
Indonesia.

During the event, the Vice Chief Statistician of
BPS Rl explained that there are still 14.8 percent
of households in West Java Province that do not
own a house. Specifically, in Sumedang, there
are 8.6 percent of households that do not own
a house. Meanwhile, 23.21 percent of houses
owned by residents of Sumedang Regency are
uninhabitable.

Source: BPS Supports Housing Finance Program

to Empowering People’s Economy - BPS-Statistics
Indonesia

Japan needs policies to correct housing
market distortions amid soaring prices

Housing prices in Japan are soaring. As housing
is a fundamental aspect of living, urgent
measures are needed to alleviate financial
anxieties for households.

The Ministry of Land, Infrastructure, Transport
and Tourism reported that as of July, land prices
had risen for the fourth consecutive year, driven
by the economic recovery and high prices. The
cost of constructing homes and other buildings
is also rising, pushing up real estate prices.

The surge in housing costs is particularly
troubling for consumers. In the Tokyo
metropolitan area, the average price of a new
condominium has exceeded 100 million yen
(about $675,000), affecting both the resale
and rental markets. According to a real estate
information website, the average rent for a
family-oriented apartment in Tokyo’s 23 special
wards reached nearly 250,000 yen (around
$1,700) in July, setting a new record. This
situation makes it difficult for all but a few to
live in the city centre.

Source: Editorial: Japan needs policies to correct

housing market distortions amid soaring prices -
The Mainichi

New rules redraw Kazakhstan’s housing
map as prices outpace inflation

New regulations reshaped Kazakhstan’s housing
market in 2025, pushing demand beyond major

cities toward regional centers as prices rose
faster than inflation, according to experts.

According to Halyk Research, price growth in
2025 significantly accelerated compared to
2024, particularly in the primary and secondary
markets, where annual growth rates increased
fivefold and 3.5 times, respectively.

In the primary housing segment, the fastest
growth was recorded in Konaev, in the
southeastern part of the country, and in Pavlodar,
in the north, where prices jumped 22.9% year-
on-year, driven largely by a sharp increase in
December. In the secondary market, Almaty led
the country, with prices rising 25.4% year-on-
year, while Konaev saw no change from 2024.

Source: New Rules Redraw Kazakhstan’s Housing
Map as Prices Qutpace Inflation - The Astana Times

Korea to curb housing leverage and
expand stable rentals

Deputy Minister Kim stated recently that, in the
dwellings market, reliance on “leverage,” such
as collateral loans used for investment purposes
and gap-investment jeonse deposits, is high.

Deputy Minister Kim said, “In the case of
purchasing multiple non-residential dwellings
using leverage, the revenue in a period of rising
prices is privately captured, but in a downturn,
risks can be transferred to society as a whole by
undermining financial soundness,” adding, “This
creates an asymmetry in which revenue remains
with individuals while risks are socialized.”

He added, “What is more fatal than the price
adjustment itself in a downturn is that collateral
values fall and constrain financial institutions’
lending capacity,” and “This structure was
confirmed during the collapse of Japan’s asset
bubble in the 1990s, and the essence of the
2008 U.S. subprime mortgage financial crisis
was similar.”

Source: Kim urges Korea to curb housing leverage and
expand stable rentals to bolster finance - CHOSUNBIZ

Korea housing loan regulations to tighten

South Korean financial regulators are poised
to tighten lending restrictions, particularly on
mortgage loans, in a move aimed at curbing
household debt. The planned measures,
expected to be unveiled next week, include
the introduction of a total volume cap on
housing-backed loans, signalling a significant
escalation in the government’s efforts to
manage financial stability. This comes after
a period of increased borrowing fuelled by
expectations of falling interest rates and a
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surge in housing transactions, particularly in
the Seoul metropolitan area.

The move reflects growing concerns about the
sustainability of household debt, which remains
a key vulnerability for the South Korean economy.
While initial efforts to manage debt through
measures like the implementation of stress-
tested Debt Service Ratios (DSR) in September
2024 had some success in slowing the pace of
increase, regulators are now seeking more direct
control over the volume of lending. The Financial
Services Commission (FSC) had reported that
while household debt increased by 41.6 trillion
won, a figure considered manageable due to the
aforementioned DSR implementation and self-
regulation by financial institutions, maintaining
control remains a priority.

Source: Korea Housing Loan Regulations to Tighten
Next Week - World Today Journal

South Korea’s new measures reshape
2025 housing market dynamics

The South Korean government took decisive
action to cool its overheating housing market,
particularly in high-demand regions like Seoul
and Gyeonggi Province. By implementing stricter
loan-to-value (LTV) limits, capping mortgages
at just 40% for premium properties, the
administration aims to curb speculative buying.
Despite these measures, urban demand remains
robust, propelling apartment prices in Seoul to
climb by 16% since the beginning of the current
year. This juxtaposition of regulatory tightening
and continued price inflation highlights the
challenges policymakers face in balancing
market stability with the housing needs of a
growing urban population.

In spite of the government’s efforts to stabilize
the real estate market, Seoul’s apartment prices
continue their upward trajectory. According
to data from the Global Property Guide, the
nominal residential house price index in
South Korea has risen by 11.5% over the past
decade, reflecting a persistent demand-supply
imbalance. The 16% price surge in Seoul two
years ago underscores the limited supply of
available housing, especially in metropolitan
areas where the demand remains insatiable.
RealEstateAbroad.com analysis suggests that
these dynamics highlight the critical need for
increased housing availability to meet urban
demand sustainably.

Source: 2025 South Korea Housing: Tighter Lending,
Affordable Plans

Lao Government and UN-Habitat forge
stronger alliance for climate-resilient,
inclusive urban development

The Lao government and UN-Habitat have
strengthened their partnership to drive
sustainable urban development, focusing
on climate resilience, local governance, and
community-centred planning.

During a high-level review in Vientiane,
officials assessed ongoing cooperation and
charted a forward-looking agenda to empower
provincial and district authorities. Key priorities
include scaling up local adaptation strategies,
enhancing urban planning systems, and building
institutional capacity to manage growth and
environmental risks.

Deputy Minister of Planning and Investment,
Phonevanh Outhavong, co-chairing with
UN-Habitat’s Southeast Asia regional advisor
Avi Sarkar, underscored the strong alignment
between international support and national
development goals. He highlighted shared
focus areas: climate-resilient infrastructure,
water security, inclusive urban planning, and
empowered local governance.

Recent achievements under the partnership
include installing micro-water systems in
vulnerable communities, introducing planning
tools that integrate climate considerations, and
delivering targeted training to strengthen local
government operations. These efforts have laid
a foundation for more inclusive and adaptive
urban development.

Source: Laos, UN join forces for urban development |
Xinhua

Malaysian budget 2026: stability as the
catalyst for next property growth phase

Malaysia’s Budget 2026 signals a shift toward
steady, confidence-driven policymaking. Facing
global uncertainties and domestic cost-of-
living pressures, the government projects
4.0-4.5% GDP growth in 2026 and expects
subsidy rationalisation to save approximately
RM15.5 billion annually. These measures create
fiscal space to prioritise welfare, infrastructure,
and housing programmes that directly benefit
citizens.

A cornerstone is the RM6.09 billion allocation to
the Ministry of Housing and Local Government.
This includes RM143 million for stratified
housing maintenance, RM672 million for the
People’s Residency Programme and Rumah
Mesra Rakyat—supporting over 33,000
residents—and funding for public market
upgrades and drainage improvements. Together,
these investments reflect a policy evolution:
moving beyond simply building more homes
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to ensuring neighbourhoods are safe, well-
maintained, and sustainable.

For homebuyers, key measures include
extending full stamp duty exemption for
first-time purchases up to RM500,000 until
December 2027. The Housing Credit Guarantee
Scheme (SJKP) also expands by RM10 billion
to RM20 billion, helping an additional 80,000
Malaysians—particularly younger and lower-
income households—access home financing.
Developers gain from a new 10% special
tax deduction, capped at RM10 million, for
converting commercial buildings into residential
units, promoting adaptive reuse in urban centres
like Kuala Lumpur, Johor Bahru, and Penang.

Rather than chasing rapid expansion, Budget
2026 focuses on rebuilding trust through
disciplined, targeted action. By balancing fiscal
reform with inclusive housing initiatives, the
government aims to lay a stable foundation
for sustainable property market recovery. As
sentiment improves, aligning policy, planning,
and market behaviour will be crucial—with
affordability, stability, and long-term liveability
guiding the sector’s next chapter.

Source: Budget 2026: Stability as the Catalyst For
Malaysia’s Next Property Growth Phase - Yahoo News

Malaysia reviews housing loans and
healthcare costs to ease financial burden

The Finance Ministry will discuss National
Housing Policy proposals, including long-term
housing loans, with Bank Negara Malaysia and
the Housing and Local Government Ministry,
Deputy Prime Minister Datuk Seri Dr Ahmad
Zahid Hamidi announced, following meetings
at National Action Council on the cost of living
(NACCOL).

The move aims to help lower-income households
own homes despite rising property prices.
Ahmad Zahid, who chairs NACCOL's executive
committee, highlighted growing concern over
household debt, which climbed from 67.2% of
GDP in 2002 to 81.2% in 2022. Housing loans
now dominate household borrowing, rising from
36% in 1997 to 59.7% in 2022, significantly
affecting disposable income.

The meeting also reviewed the Cost-of-Living
Indicators 2023, developed by the Department
of Statistics Malaysia to measure expenses
needed for a decent standard of living. Prime
Minister Datuk Seri Anwar Ibrahim welcomed
the indicator, which provides data to guide
targeted aid policies.

On healthcare, NACCOL explored co-payment
features for Medical and Health Insurance and
Takaful (MHIT). Bank Negara Malaysia noted
such options could lower premiums, thus
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encouraging competition and affordability. Two
models—deductibles and co-insurance—were
discussed to promote transparent billing and
policyholder engagement.

Ahmad Zahid said these coordinated efforts
reflect the government’s commitment to
balancing fiscal responsibility with targeted
support, ensuring policies address real
household pressures while building a more
sustainable, inclusive economy for all
Malaysians.

Source: Finance and housing ministries, Bank Negara
to discuss long-term housing loan strategy

National Housing Affordability and
Accessibility Project approved by the
cabinet

In @ major move to tackle the nation’s housing
crisis, the Maldivian Cabinet approved the
National Housing Affordability and Accessibility
Project. The initiative aims to deliver sustainable,
long-term solutions to make housing more
accessible and affordable for citizens across
the island nation.

Under the plan, private developers will be
encouraged to build affordable units at their
own expense, supported by government
concessions. A new end-user mortgage
scheme, designed with banks, will help buyers
secure financing. The project also introduces a
lease-to-own option, developed with financial
institutions, allowing residents to gradually
purchase homes. Additionally, the government
will purchase select units from developers to
allocate to eligible low- and middle-income
families.

To ensure smooth implementation, the Cabinet
agreed to include the project’s provisions in the
Housing Bill currently before the People’s Majlis.
This legal backing aims to create a clear, stable
framework for all stakeholders. Officials say
the multi-pronged strategy will stimulate the
housing market, support local construction,
and provide real pathways to homeownership
for thousands of Maldivians.

Source: National Housing Affordability and

Accessibility Project approved by the cabinet |
Maldives Financial Review

Affordable housing fund introduced to
support first-time homebuyers in Malé

The Maldives Monetary Authority (MMA) has
launched the Inclusive National Affordable
Housing Scheme, a five-year initiative to expand
long-term, affordable housing finance through
the nation’s banking sector. Formalized under
newly gazetted regulations, the scheme creates

a dedicated fund capitalized by all commercial
banks, each required to allocate 10-15% of
its total loan and debt portfolio. Managed by a
central bank-appointed financial institution, the
fund targets home purchases in the Malé region.

The scheme offers two financing options for
first-time buyers and non-homeowners: Type
A, a lease-to-own model with a 5% annual
interest rate and no equity contribution and Type
B, an end-user facility at 6% interest requiring
a 5% equity stake. All loans carry a minimum
25-year tenure, with shorter terms available
upon request. Profits from the facilities flow
back to participating banks via the administering
institution, while the MMA provides incentives
to encourage bank and operator participation.

Aligned with the central bank’s financial
inclusion goals, the initiative seeks to stabilize
the housing market and ensure accessible,
affordable financing for individuals and families
seeking homes in Malé.

Source: Affordable housing fund introduced to support
first-time homebuyers in Malé | Corporate Maldives

Mortgage loan sources to be increased
to solve housing problems

Mongolia’s housing sector gained momentum
following the “Future of Mongolia’s Housing”
international forum held in Ulaanbaatar
recently. Jointly organized by the Ministry of
Urban Planning, Construction and Housing, the
World Bank, and the Ministry of Family, Labor,
and Social Protection, the event addressed
sustainable, affordable, disaster-resistant
housing and Ger district replanning. Minister
Batsuuri Jamba announced mortgage loan
sources will rise to MNT 1.2 trillion, supporting
60,000 households—over half in rural areas—
and commissioning apartments for 150,000
families within four years. Soft loans up to
MNT 30 million will be available for insulation
and infrastructure upgrades, with international
funding channeled via the Mongolian Green
Finance Corporation. Participants cited land
corruption and 3—5 month permitting delays
as critical barriers. Reforms include digitalizing
construction permits and introducing insurance-
based oversight to reduce human intervention.
A comprehensive legislative package on
construction, urban development, and national
housing is advancing, with approval expected
during the State Great Khural’s autumn session.
The draft proposes allocating MNT 500—-600
billion annually from the National Wealth Fund
for mortgages, supplemented by MNT 600
billion in yearly loan repayments, underscoring
Mongolia’s commitment to accessible, climate-
resilient housing solutions.

Source: Mortgage Loan Sources to Be Increased to
Solve Housing Problems

Housing challenges and solutions in
Mongolia

An estimated 500,000 to 600,000 households
in Mongolia are in need of housing. Currently,
32.1% (302,237 households) of the country’s
941,547 households have access to housing
with full engineering infrastructure, while 29.7%
(279,639 households) live in areas lacking
complete infrastructure, and 38.2% (359,671
households) reside in traditional ger dwellings.

This data was discussed during a working group
meeting of the National Housing Committee,
which included representatives from the Ministry
of Family, Labour, and Social Protection, the
Ministry of Urban Development, Construction,
and Housing (MUDCH), the Bank of Mongolia,
the Mongolian Mortgage Corporation (MIK),
the State Housing Corporation (TOCK), the
Mongolian Bankers Association, and other
public and private entities.

Since 2013, the Mongolian Mortgage Corporation
has been providing mortgage loans to 155,000
households, with 30% of them upgrading to
larger homes after completing their loans. An
international model was also discussed, where
housing bought through mortgages can be sold
back to state companies, which then resell them
to other eligible households. This approach is
worth exploring for its potential to ease housing
scarcity.

Source: Housing Challenges and Solutions in Mongolia

Nepal’s housing loan growth slows to
4.07 percent

Residential housing loans in Nepal are growing
sluggishly despite banks prioritizing the sector
and offering competitive rates. Nepal Rastra
Bank data reveals loans under Rs 20 million
extended by commercial banks rose just 4.07
percent year-on-year to Rs 325.36 billion in
mid-2025, up from Rs 312.63 billion. Even
with interest rates near historic lows and
premiums below one percent over base rates,
credit disbursement remains subdued. Bankers
attribute weak uptake to the ongoing economic
downturn, eroded consumer confidence, and
borrowers’ inability to verify stable income
sources. To stimulate lending, the central bank
reduced risk weights on loans above Rs 5 million
to 125 percent and now allows homebuyers
to allocate up to 70 percent of income toward
repayments, up from 50 percent. NIC Asia Bank
holds the largest residential loan portfolio under
Rs 20 million at Rs 48.7 billion, followed by Global
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IME Bank at Rs 39.94 billion; Nepal SBI Bank
reports the lowest exposure at Rs 2.42 billion.
Compounding challenges, the real estate
sector’s severe slump leaves banks struggling
to auction foreclosed properties, accumulating
non-banking assets that pressure profitability.
Despite flexible monetary policies and sectoral
priority, constrained borrowing capacity and
market distress continue to hinder housing credit
expansion across Nepal’s financial system.

Source: Housing loan growth slows to 4.07 percent

Housing microfinance as a solution to
Nepal’s housing crisis

Nepal faces an annual housing deficit of 34,000
units, with demand for 136,000 homes against
just 102,000 delivered, leaving many families
unable to access credit for construction. Housing
microfinance and tailored loan products are
emerging as critical solutions to bridge this
gap. Habitat for Humanity Nepal, alongside
the Nepal Microfinance Bankers’ Association
(NMBA), convened the Microfinance Policy
Discussion: Redefining Microfinance Products
and Services, uniting stakeholders to reimagine
finance as a pathway to decent housing.
Habitat Nepal’s National Director Eliza Sthapit
inaugurated the event, stressing innovative
financial tools. NMBA President Ram Bahadur
Yadav acknowledged strong sector governance
but highlighted technology adoption challenges.
Jeevan Bikas Laghubitta’s CEQ Sanjay Kumar
Mandal shared stories, including a mother
who secured a home loan after overcrowding
forced her children to sleep elsewhere. A
group discussion led by the Terwilliger Center
explored policy gaps and sustainability, while
Sahara Nepal’s Yuwaraj Siwakoti presented
green financing strategies. Nepal Rastra Bank’s
Pramesh Pokharel emphasized the central bank’s
role in enabling service evolution. Supported
by The Hilti Foundation and Jersey Overseas
Aid, the dialogue underscored microfinance’s
transformative potential. Stakeholders now focus
on land ownership, infrastructure, and green
financing to expand access to affordable housing,
asking: how can smarter services ensure every
family has a safe place to call home.

Source: Ecosphere News Environmental &
Developmental Issues

Nepal’s home loan market: opportunities
and challenges

Homeownership in Nepal is increasingly
attainable as banks and the government extend
attractive privileges on home loans. Driven by
population growth, expanding families, and
deep-rooted cultural preferences for property
ownership, housing finance demand has
surged. While urban centers like Kathmandu
and Pokhara see rising apartment interest, the

traditional desire for standalone homes remains
dominant. Banks offer competitive interest rates
and minimal capital charges, making home
loans financially attractive and secure, with
properties serving as collateral. Migration from
rural hills to urban areas, coupled with improved
infrastructure and transport connectivity, has
further boosted loan demand across diverse
geographies. Despite these advantages, an
information gap persists: many potential
borrowers remain unaware of accessible
loan terms and benefits. Enhanced outreach,
educational campaigns, and local partnerships
could bridge this divide. Government policies—
including subsidies, tax incentives, and lower
rates for first-time buyers—alongside flexible
bank packages with reduced down payments,
aim to stimulate the housing market. As Nepal’s
home loan sector evolves, collaboration between
financial institutions and policymakers improves
the awareness and streamlined processes will
be crucial. With favorable terms and growing
demand, home loans offer a viable pathway to
long-term stability and the cherished dream of
homeownership for thousands of Nepali families
nationwide.

Source: Exploring Nepal’s home loan market:
Opportunities and challenges - OnlineKhabar English
News

Homeownership rises but affordability
crisis deepens for Kiwi households

Homeownership in Aotearoa New Zealand has
increased, yet housing affordability remains a
critical issue for many households, Stats NZ
reported in Housing in Aotearoa: 2025. The
update reveals average annual housing costs
rose 31% between June 2020 and June 2024,
outpacing a 24% increase in disposable income.
Census spokesperson Dr Rosemary Goodyear
said high housing costs strain budgets, limiting
access to suitable homes and affecting family
wellbeing. Life satisfaction data reinforces this:
households rating housing “very unaffordable”
averaged 6.9 out of 10, versus 8.2 for those with
“very affordable” homes. Affordability varies
sharply by tenure. In the year to June 2024,
45.9% of non-owner-occupiers spent 30% or
more of income on housing, compared with
26.6% of homeowners. Maori and Pacific non-
owner households face greater pressure, with
64.1% and 69.9% exceeding the 30% threshold.
The OECD defines spending over 30 percent of
income on housing as unaffordable, and over
40% as an “overburden.” Stats NZ found one in
four non-owning households spent more than
40 percent of income on housing costs, versus
one in seven homeowners. While house price-
to-income ratios improved in several regions

16 HOUSING FINANCE INTERNATIONAL Spring 2026

between 2020 and 2024, Auckland remains
New Zealand’s least affordable market. The
report, incorporating new administrative data,
highlights the persistent gap between housing
costs and incomes. Experts say targeted policy
interventions are essential to reduce financial
stress, improve living standards, and ensure all
New Zealanders can access safe, affordable
housing. With wellbeing directly linked to
housing security, the findings underscore an
urgent national priority.

Source: The current state of housing in Aotearoa
New Zealand | Stats NZ

Government eyes low-income housing
loans

The federal government would introduce an
affordable loan package for 3-5 marla (one
marla equals 30.25 square yards) housing
units in the upcoming budget. The proposed
scheme includes an interest rate subsidy and a
repayment period ranging from 10 to 12 years.

The interest subsidy for 3-5 marla units is
estimated to cost Rs. 50—70 billion over time,
including 10-marla homes would significantly
raise the overall cost.

Pakistan currently has around 30 million kacha
(non permanent) and pakka (permanent)
housing units, according to the latest census.
However, there is no accurate estimate of the
actual housing deficit when evaluated against
standards for decent housing.

Source: Govt Eyes Low-Income Housing Loans in
Next Budget

Long-term homelessness ‘more
complex’ than previously assumed

Long-term homelessness in Singapore is “more
complex and diverse than previously assumed”,
with contributing factors accumulating across
childhood, adulthood and old age, a new study
has found.

The study by the Institute of Policy Studies (IPS)
also found that these stressors are associated
more with single-parent families and those
facing marital breakdown, which place them
at a higher risk of becoming homeless in the
long term.

At-risk youths were also found to be particularly
vulnerable to homelessness, especially those
who experienced early school dropout, family
instability and youth delinquency.
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The findings of the three-year study were
released alongside an announcement by the
Ministry of Social and Family Development
(MSF) of its 2025 street count for rough
sleepers.

MSF also announced more support measures
to tackle the homelessness issue, including
a S$450,000 (US$349,896) fund to help
organisations to trial initiatives.

Source: Long-term homelessness ‘more complex’
than previously assumed, linked to family stressors:
Singapore study - CNA

Minister says: government aims to solve
housing issue in 5 to 10 years

Sri Lanka’s government is committed to
resolving the country’s long-standing housing
crisis within five to ten years, Housing Minister
Wasantha Samarasinghe announced Saturday.
Speaking at a housing aid distribution event
in Anuradhapura, Samarasinghe introduced a
new initiative providing low-interest loans to
public sector employees for home construction
or renovation.

The Minister emphasized that beneficiary
selection will follow a transparent, merit-
based process—a clear shift from what he
described as politically driven allocations under
previous administrations. He also criticized the
former government for allegedly spending Rs.
520 million solely on housing-related publicity
campaigns. “That was public money wasted.
We are now focused on delivering real support,”
he stated.

Early implementation shows promising results:
the programme has already assisted 140
individuals. More than 100 recipients have
secured low-interest loans, while over 80 state
employees each received SL Rupees 1 million
for housing projects.

Officials say the effort forms part of a broader
national strategy to ensure affordable, dignified
housing for Sri Lankan families. As the country
continues its economic recovery, housing
remains a top priority for social stability and
development. Further details on eligibility criteria
and application procedures are expected to be
released soon, as the government prepares to
expand the scheme nationwide. The Minister
urged eligible citizens to stay informed through
official channels to benefit from this renewed
push toward sustainable housing solutions.

Source: Govt aims to solve housing issue in 5 to 10
years: Minister Samarasinghe | Daily Mirror

Budget 2026 imperative: making housing
affordable through tax reform

As Sri Lanka prepares for Budget 2026,
policymakers face a defining opportunity to
address one of the nation’s most pressing
social challenges: the growing gap between
citizens’ aspiration for decent housing and the
economic realities that keep homeownership
out of reach. At the heart of this challenge
lies a simple yet powerful proposition—using
targeted tax reform as a catalyst for housing
affordability. By reintroducing deductions for
housing loan interest within the personal income
tax framework, the government can lower the
effective cost of borrowing for working families,
incentivize investment in home construction and
renovation, and stimulate broader activity in
the construction sector. This approach not only
aligns with the principles of the SL’s National
Housing Policy—which positions the state as
an enabler rather than a sole provider—but also
responds to urgent public demand for practical,
scalable solutions. In a context of limited fiscal
space, smart tax policy offers a cost-efficient
lever to unlock private financing, support
middle- and low-income earners, and advance
the vision of safe, resilient, and inclusive
communities. Budget 2026 must therefore
prioritize housing-focused tax measures, not
as an optional concession, but as a strategic
imperative for equitable economic recovery and
long-term social stability.

Source: Budget 2026 imperative: Making housing
affordable through tax reform | Daily FT

Uzbekistan to double housing
construction and increase mortgage
lending by 2040

Uzbekistan President Shavkat Mirziyoyev signed
alandmark decree on November 20 to transform
the nation’s housing and mortgage sector
through 2040. The strategy aims to double
annual apartment construction to 421,000
units and expand the mortgage portfolio
tenfold to $56.7 billion. By 2040, half of the
country’s housing stock should meet modern
standards, with accelerated development in
Yangi Ozbekiston residential zones.

Reforms follow the Unified Life Cycle of
Housing principle to ensure transparency,
safety, and accessibility. A new integrated
construction model prioritizes completing
unfinished projects, pre-building transport and
social infrastructure, and using eco-friendly,
energy-efficient technologies. Land allocated
for integrated housing cannot be repurposed or
privatized, and full project details—including

land plots, properties, and owners—uwill be
publicly disclosed.

The decree protects participants in shared-
equity construction and guarantees property
owners secure land rights via lease or
ownership. Financing will involve banks and
institutional investors to support urbanization
and improved living conditions nationwide. All
future construction regulations will align with
the approved Main Directions for Housing and
Mortgage Market Development through 2040.
This comprehensive plan marks a pivotal shift
toward sustainable, inclusive urban growth in
Uzbekistan, aiming to deliver quality, affordable
homes while strengthening economic resilience
and citizen welfare across the country.

Source: Uzbekistan to double housing construction —
Gazeta

Vietnam affordable housing strategies to
address the crisis

The Vietnamese government is stepping up
efforts to tackle the housing crisis through
several proactive strategies.

One of the most impactful Vietnam affordable
housing strategies is the implementation of
new legal frameworks aimed at streamlining
social housing projects. Localities are now
required to allocate 20% of land for affordable
housing development. This policy ensures that
social housing projects are prioritized in urban
planning.

Additionally, the government is spearheading
the development of 108 social housing projects,
which will provide approximately 47,532 units
by the end of the year. These projects aim to
alleviate the housing shortage and offer more
options for low-income families.

In the meanwhile, as urbanization accelerates,
the demand for rental housing is growing,
particularly among workers in industrial zones.
Despite this demand, Vietnam’s formal rental
housing market remains underdeveloped due to
financial constraints and legal hurdles.

Expanding rental housing is a key area of focus
for both the government and developers. While
the current supply is limited, analysts agree that
improving access to affordable rental options is
critical to meeting the needs of urban workers.

Source: Vietnam Affordable Housing Strategies and
Solutions in Focus
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Europe:

trends in house prices and construction

© By Mark Weinrich

For years, this column has monitored the
evolution of European housing markets and
construction trends. The past few years
have been marked by economic volatility,
high inflation, and monetary tightening.
However, as we move through 2025 and into
2026, the European housing sector appears
to be entering a new phase characterized
by recovering prices, persistent affordability
concerns, and uneven construction activity.
At the same time, structural factors such
as demographic change, climate policies,
and housing shortages continue to shape
the long-term outlook for real estate and
construction across Europe.

Following the sharp interest rate increases
of 2022 and 2023, housing markets across
Europe experienced a temporary slowdown.
However, the correction proved relatively
short-lived. Eurostat data shows that house
prices began to recover during 2024 and
accelerated further in 2025. In the third
quarter of 2025, house prices in the euro
area increased by 5.1% year-on-year, while
the European Union recorded a slightly
stronger increase of 5.5%.' Compared with
the previous quarter, prices rose by 1.6% in
both regions, confirming a gradual recovery
in demand.

Across Member States, the majority of
countries experienced renewed price growth.
In the third quarter of 2025, only Finland
registered a decline in house prices (-3.1%).
By contrast, several markets in Central
and Southern Europe showed particularly
strong increases. Hungary (+21.1%), Portugal
(+17.7%), and Bulgaria (+15.4%) recorded
the highest annual growth rates, continuing
the trend of rapid price increases in parts of
Eastern and Southern Europe.

Longer-term developments further illustrate
the structural nature of Europe’s housing

affordability challenges. Since 2010, house
prices in the EU have increased substantially
in many markets, often significantly faster
than household incomes. As a result, the
gap between housing costs and purchasing
power has widened in many cities, making
homeownership increasingly difficult for
younger households and first-time buyers.

Despite the renewed price growth,
affordability remains a pressing issue across
much of Europe. Rising borrowing costs
during the monetary tightening cycle reduced
the purchasing power of households, and
demand has increasingly shifted toward rental
housing. Many governments are therefore
expanding support measures for affordable
housing, including rent regulations, social
housing programs, and subsidies for first-
time homebuyers.

While housing prices have begun to recover,
the European construction sector has only
recently emerged from a period of stagnation.
According to the latest EUROCONSTRUCT
forecasts, construction output in the 19
EUROCONSTRUCT countries expanded
by only 0.3% in 2025, effectively ending
two consecutive years of decline.? Overall
construction volume reached an estimated
€2.28 trillion (at 2024 prices). A stronger
recovery is expected from 2026 onward,
when construction activity is projected to
grow by 2.4%, followed by annual increases of
around 2% through 2027 and 2028. Over the
three-year period to 2028, total construction
output is expected to rise by roughly 6—7%.

Developments differ across construction
segments. Residential construction
experienced the sharpest downturn following
the interest-rate shock and rising building
costs, with new housing construction
declining significantly between 2023 and

2024. Although demand remains constrained
in some countries, the sector is expected
to recover gradually as financing conditions
improve and housing shortages persist.
Renovation and modernization activities
continue to account for the majority of
residential construction activity, supported by
energy-efficiency regulations and government
subsidy programs.

Civil engineering is projected to remain the
most dynamic segment of the construction
industry. Investments in transport
infrastructure, energy networks, water
systems, and digital connectivity are driving
demand across many countries. By 2028,
civil engineering output is expected to exceed
its 2022 level by around 20%, reflecting
the growing importance of infrastructure
modernization and energy transition projects
throughout Europe.

In contrast, the outlook for non-residential
building construction remains more moderate.
Investment in commercial buildings has been
constrained by slower economic growth,
structural shifts such as remote working and
e-commerce, and rising financing costs. While
modest growth is expected in the coming
years, renovation projects increasingly
dominate this segment. Overall, the European
construction sector is likely to move from
stagnation to moderate expansion over the
next few years, supported by improving
macroeconomic conditions but still facing
challenges such as high construction costs,
labour shortages, and regulatory constraints.

Despite signs of stabilisation in housing
markets, Europe continues to face substantial
structural challenges in housing supply. High
construction costs, labour shortages, and
regulatory complexity continue to constrain
new residential development. At the same

Al data on house prices are from Eurostat: https://ec.europa.eu/eurostat/statistics-explained/
house_price index

index.php?title=Housing price statistics -

2 For the following please see: Ludwig Dorffmeister, Européische Bauwirtschaft schaltet 2026
zwei Gange hoher: Ausgewdhlte Ergebnisse der EUROCONSTRUCT-Winterkonferenz 2025,

ifo Schnelldienst, 2026, 79, No. 2, pp.63-70
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Regional round up: news from around the globe

time, strong population growth in many urban
regions has intensified demand for housing,
further exacerbating shortages in major
metropolitan areas.

Another important factor shaping future
housing demand is Europe’s demographic
transformation. The aging of the population is
creating new requirements for housing design
and urban planning. Demand for accessible
housing, assisted living facilities, and age-
friendly urban environments is expected
to increase significantly over the coming
decades. At the same time, smaller household
sizes and changing living arrangements are

contributing to a steady increase in housing
demand even in countries with relatively
stable populations.

Institutional investors are also playing an
increasingly visible role in European housing
markets. Real estate investment funds,
pension funds, and other large investors have
expanded their presence in rental housing,
particularly in larger cities. While such
investments can help finance new housing
supply, they have also sparked debates
about the financialization of housing and its
potential impact on affordability.

In summary, the European housing and
construction sectors are likely to remain in a
period of gradual adjustment. Price growth has
resumed, but construction activity has not yet
fully recovered, which could prolong housing
shortages in many regions. If macroeconomic
conditions continue to improve, the coming
years may bring a more balanced recovery
of both housing markets and construction
activity. However, addressing affordability,
expanding housing supply, and advancing the
transition toward more sustainable building
practices will remain key policy challenges
across Europe.
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Inclusive housing finance in Latin
America and the Caribbean starts
with affordable funding

“ By Claudia Magalhaes Eloy’

Historically chronic, housing affordability in Latin
America and the Caribbean has worsened in
recent years due to rising construction costs,
high interest rates, and stagnant income growth.
As documented in the latest LAC Housing
Yearbook data, Price-to-Income Ratios (PIR)
across nearly all covered countries are well
above the threshold of 4. While there have
been seen positive improvements in the PIR
for certain countries, the overall deteriorations in
housing affordability have been far more severe.

Finance is a crucial tool for affordability because
it allows households to amortize high housing
costs into manageable monthly payments.
However, there are some constraints. Enhanced
mortgage availability, specifically through easier
credit standards or higher leverage, can be a
significant driver of house prices, if housing
supply is constrained. In an inelastic market, an
increased influx of credit doesn’t lead to more
houses; it just gives buyers more “fuel” to outbid
each other for the stagnant existing stock.

This credit-driven price inflation undermines
the very “payment dilution” finance is meant
to provide. Affordability by means of payment
dilution is only effective if the resulting
installments remain within a household’s
payment capacity—a condition often unmet
as high principal values and elevated interest
rates push monthly costs beyond reach. Even
when credit is available and under favorable
conditions, mortgage access is frequently
blocked for households lacking marketable
formal property for collateral or for those without
the formal, stable income streams required by
traditional lenders.

Consequently, in a region characterized by
volatile interest rates, deep income inequality,

high labor' and housing informality, housing
finance remains largely exclusionary. The
significant qualitative housing deficit? — that
represents nearly 28% of Mexico's urban
housing stock, 37% in the Dominican Republic,
39% in Brazil, 41% in Honduras, 45% in
Paraguay and 61% in El Salvador — and high
urban housing overcrowding® — of 45.4%
and 36.3% in the first two income quintiles,
respectively — contrasted with the still shallow
micro mortgage and housing micro finance
markets found across the region, indicate the
huge financing gaps.

An inclusive Housing Finance Continuum
is urgently required to expand access to
underserved segments, from informal, low-
income earners to first-time urban buyers.

This article is the first of a four-edition series
dedicated to Housing Finance Affordability in
LAC, which will cover inclusive funding, data and
credit assessment, diverse finance products,
and credit enhancers/risk-sharing mechanisms.
The goal of this series is to provide a roadmap
for regional policymakers, financial institutions
and impact investors to build an enabling
infrastructure that balances inclusion with
systemic resilience. Crucially, it urges a move
beyond “affordability artifices” that provide
short-term access but exposes borrowers
to financial distress by over indebtedness,
housing costs overburden and foreclosure
risk. According to the OECD, more than 40% of
low-income mortgage-holding households are
already overburdened by housing costs in Chile,
Colombia and Costa Rica. As seen in the 2007-
08 U.S. financial crisis, access to the formal
financial system without adequate financial
capacity assessment and consumer protection

regulation can ultimately harm “beneficiary”
households.

Traditional financing, predominantly when
funded by local capital markets, remains
prohibitive for most households due to risk-
adjusted interest rates and high premiums. Even
with extended amortization periods, the debt-
service burden often exceeds the sustainable
repayment capacity of the ‘vulnerable middle’
and low-income segments. This is particularly
true for small unsecured loans (microfinance),
where high risk premiums can consume a
significant part of a household’s borrowing
capacity.

While many countries have created special
funds® — FGTS in Brazil, Infonavit and Fovissste
in Mexico (through housing sub-accounts),
Fondo Nacional del Ahorro in Colombia, National
Housing Trust in Jamaica, Fondo Mivivienda
in Peru, Fondo Social para la Vivienda in
El Salvador — which provide below-market-rate
housing loans, they face limited capacity and
coverage to sufficiently address the growing
financing needs, notably outside the formal labor
sector and beyond mortgages.

Because even small reductions in interest
rates serve as powerful “entry levers” for
households at their debt-to-income (DTI) limits,
new low-cost funding alternatives are essential.
Promising prospects include blended finance
structures, private philanthropic institutions,
revolving loan funds and credit cooperatives.

Blended (concessional) finance (BF) combines
public, philanthropic, and private resources
to enable high-impact projects. By using
concessional capital — which accepts lower
returns — to attract private investment, it

' Informal Workers range from 21% (Uruguay) to 71% (Honduras) amongst the 15 countries

covered by the LAC Housing Yearbook.

2 https://anuarioviviendalac.com/en/
3 CEPAL, LAC Statistical Yearbook 2025

*U.S. Department of Housing and Urban Development (2010), Report to Congress on the

Root Causes of the Foreclosure Crisis, https://www.huduser.gov/portal/publications/

foreclosure 09.pdf.

5 often utilizing worker/employer contributions.
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potentially ‘unlocks’ investment in areas where
the market alone would lack the interest or deem
unfeasible due to high-risk premiums charged.

It’s role in LAC’s housing sector is yet to be
outlined, but by deploying catalytic capital
alongside local governments it could enable
the expansion of funding for a more diverse set
of finance products and de-risking mechanisms,
paving the road for the finance continuum.

Rather than a mere credit-risk mitigation tool,
blended finance serves as a lever for systemic
de-risking. It rebalances the ‘attractiveness
equation’ across multidimensional risks—
from macroeconomic and regulatory to
liquidity and governance—nby aligning the
variables that drive expected returns, such
as project maturity, exit expectations, and
leverage. Ultimately, blended finance does
more than make social or environmental
assets ‘bankable’; it optimizes them for
private commercial capital. (Gorini, 2022)°

Despite current economic headwinds (a regional
average growth rate of 2.3% in 2024)’, LAC
remains a popular region for BF practitioners®.
As of 2022, an estimated USD19.7 billion
was allocated to Blended Finance (BF)
initiatives in the region, with 37% sourced
from Development Finance Institutions and
Multilateral Development Banks (Apampa
2022)° and 36% from commercial investors'®.
While renewable energy and agriculture lead
investments through BF structures, productive
micro finance and retail banking accounted for
15% of LAC transactions'. Convergence’s 2023
Climate edition' report observes that while
agriculture remains as the main sub-sectors
in adaptation financing, housing appears as
the object of hybrid BF transactions' and
estimates that housing finance accounts for a
stable 12% of those transactions from 2017 to
2022. However, it does not disclose the type
of income segment and development served.

BF structures can offer a vital venue to scale
those markets across the region ascertains the

BlendLab'®, a Brazilian Association founded in
2020. BlendLab presented its experimental
housing projects in the states of Sdo Paulo
and Fortaleza at the 2022 World Urban Forum.
Transitioning toward a more sustainable social
housing model — focusing on well-located,
climate-resilient and low-maintenance rental
units for moderate-income households — these
pilot projects utilized a sophisticated blended
finance architecture that integrated private,
public, and philanthropic resources to overcome
traditional market barriers, specifically through
the issuance of securitized bonds supported by
a catalytic fund that absorbs initial risk.

Gorini (2022) argues that BF should enable
innovations into becoming scalable commercial
models and refers to NovaVivenda — a Brazilian
startup that caters to small informal homes
improvements but could not access traditional
bank financing and raised capital through the
issuance of social impact debentures, through a
blended structure, 40% composed of mezzanine
quotas and a 5 year grace period — as an
exemplary case.

Accordingly, Masullo et al (2024)'® note that:

BF is best applicable for projects that have
not reached a minimum financial returns
threshold but can demonstrate clear paths to
social returns. Hence, first-loss guarantees,
outcome funding, concessional debt and
equity, currency risk hedging, subordinated
debt, impact-linked finance, impact bonds,
grants, and technical assistance can be
combined to reduce risk perception and
enhance investment returns.

Enabling BF structures for housing across
the region requires dedicated regulatory
frameworks that allow blended structures to
combine market capital and grants, both public
and private, as well as the inclusion of social,
environmental and climate impact business in
national taxonomy frameworks'”. Reviewing
policy restrictions in accessing cost-effective
long-term funds by institutions like MFIs and

HFCs complements the enabling regulatory
frameworks.

There are multiple ways to design blended
Strategies, depending on the desired
objective and its complexity, as shown
in the following application examples.
[...] Blended finance is not merely about
catalyzing commercial capital; it is about
catalyzing the transformations we want and
need in the world. Therefore, more than a
technique, it is a mindset. (Gorini, 2022)

Development Finance Institutions and
Multilateral Development Banks — IDB Invest
(the private sector arm of IDB), the International
Finance Corporation (IFC), and the Dutch
Development Bank FMO — had provided the
highest number of commercial commitments
to LAC focused BF transactions up to 2022,
according to Convergence (2022).

Another promising avenue comes from
Multilateral lending institutions (MLIs).
In October 2025, a revision of S&P Global
Ratings’ methodology for MLIs, could unlock
between $600 billion and $800 billion in
additional sovereign lending capacity over
the next decade. By acknowledging that these
institutions can prudently carry higher debt-
to-equity ratios due to their preferred creditor
status, this revision may offer a significant
opportunity for LAC countries. Yet it doesn’t
mean those institutions can immediately
increase lending portfolios, since they depend
on other ratings agencies to similarly adjust
their methodologies'. Furthermore, the extent
to which this potential can be leveraged for
inclusive housing—perhaps through first loss
guarantees or hybrid structures—is yet to be
defined.

Private philanthropic institutions are also
becoming significant partners in international
development, though their contributions remain
heavily concentrated on health, education, clean
energy and agriculture™. This overlooks housing,
despite its proven correlation with public health

6 Gorini, Marco. (2022) A hora e a vez do blended finance. https://mitsloanreview.com.br/a-

hora-e-a-vez-do-blended-finance/
7 Cepal, 2025.

the largest end beneficiaries (83%)State of Blended Finance 2023: Climate Edition. https://

www.convergence.finance/resource/state-of-blended-finance-2023/view
4 Hybrid climate transactions contain elements of both mitigation and adaptation finance.

8 https://www.convergence.finance/news/45fkxIORulTCWXb0WznrqZ/view

¢ Apampa, Andrew. “Can blended finance help to address Latin America’s development challenges?”.
Convergence Finance, last modified September 28, 2022. Accessed March 27, 2024. https://
www.convergence.finance/news-andevents/news/45fkxIORulTCWXbOWznrqZ/view

10 https://www.global-solutions-initiative.org/publication/blended-finance-a-capital-catalyzing-
tool-for-financing-sdgs-in-latin-america-and-the-caribbean-lac/

" Apampa, 2022. Can blended finance help to address Latin America’s development challenges?
https://www.convergence.finance/news/45fkxIORulTCWXbOWznrgZ/view

2 The compositional effect of agriculture finance, inputs and farm productivity, sustainable
agriculture and agro-forestry impacts the sector so that its participation overtakes renewable
energy.

¥ Convergence database had registered 51 agriculture blended finance transactions in LAC
representing aggregate committed financing of $7 billion, with smallholder farmers being

'S https://www.blendlab.co/

16 Blended Finance: A capital-catalyzing tool for financing SDGs in Latin America and the Caribbean.

' https://www.qglobal-solutions-initiative.org/wp-content/uploads/2025/03/TF03 ST 05
IBlended Finance66e1c83ddef4f.pdf

'8 https://odi.org/en/insights/the-600-billion-question-how-far-can-multilateral-
development-banks-go/#:~:text=The%?20revised%20rating%20methodology %20
adopted,Adequacy%20Frameworks%2C%20published%20in%202022; https:/www.
devex.com/news/devex-invested-how-credit-methodology-could-unlock-billions-for-mdbs-
111150#:~:text=%E2%80%9CThe%20Multilateral%20Lending%?20Institutions’%20(,Wha-
1%20You%20Fund%2C%20tells%20me.

' https://www.oecd.org/en/about/programmes/centre-on-philanthropy.htmi#:~:text=The%20
0ECD%20Centre%200n%20Philanthropy.can%20contribute%20t0%20development%20
worldwide.
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and climate adverse outcomes. Insofar as these
institutions are often more flexible, innovative,
and risk-tolerant than traditional financiers,
donations remain their prevalent form of
participation. Repositioning philanthropy as
catalytic capital—absorbing first-loss risks
to complement Public Development Banks and
‘crowd in’ private investment —could ensure
social returns reach targeted segments at a
scale, traditional grants cannot achieve.

Similarly, Revolving loan funds (RLF) provide
“gap financing” in construction, with cheaper
and more flexible capital. Initially capitalized by
government agencies, either solely or co-funded
by other grants, these funds issue loans to
projects that align with certain policy goals?,
then channel loan repayments and rents back
into new affordable housing developments.

“At Center for Public Enterprise, (CPE) we
see revolving loan funds (RLFs) as one of
the government’s most effective tools: a way
to turn a one-time investment into a lasting
source of financing for projects and sectors
the private market deems insufficiently
profitable but which deliver needed public
benefit [...] A national level revolving loan
fund for construction financing could
smooth the housing investment cycle,
unstick stalled multifamily projects, and
help build millions of homes.”'

The key features in establishing and operating
a dedicated funding mechanism vary across
countries according to the institutional set-up,
the funding and financing arrangements, as
well as management and monitoring®%. Some
regional examples:

™ FONAVIPO (El Salvador): The National
Housing Popular Fund functions as
a second-tier financial lender for 55
microfinance institutions, including coop-
eratives and NGOs, which operate under
frameworks tailored to those typically
excluded from commercial banking. It
employs a revolving structure to enhance
lending capabilities and an innovative
risk assessment model and technical
assistance to ensure that lending for
home improvements and progressive
construction remains both inclusive and
fiscally rigorous.

® Fondo Mivivienda (Peru): Supported
by the Latin America Investment Facility
(LAIF), it uses revolving mechanisms to
provide fixed-rate, local currency lower-
interest mortgages through Intermediate
Financial Institutions (IFls). Moreover, it
actively promotes green housing through
the BBP Sostenible (MiVivienda Verde),
which offers an additional financial incen-
tive for projects that meet water and
energy efficiency, bioclimatic design, and
eco-material standards. This fund is also
inclusive of informal earners, allowing
them to qualify for credit through spe-
cialized programmed savings schemes
of at least six months, to demonstrate
repayment capacity.

= PRODEL (Nicaragua): a revolving fund
to finance infrastructure and housing
improvement loans through local, com-
munity-based microfinance institutions.
Housing finance is combined with a robust
co-financing mechanism which allows for
serving the informal sector while remain-
ing fiscally disciplined and achieving full
cost recovery.

Because capital is re-lent, RLFs provide a
consistent funding source independent of annual
budgetary allocations. Furthermore, RLFs can
provide access to capital at lower-than-market
rates, and more flexibility in collateral and
financing terms, favoring projects” feasibility.

“RLFs are structured such that they receive
sufficient returns to sustain themselves after
initial capitalization. This relative stability
compared to other gap financing resources
makes RLFs an especially promising strategy
for generating significant overall increases
in affordable and mixed income housing
stock over the long term. [...Furthermore,]
this innovative funding source enters the
fray at a time when heightened interest rates
have made equity financing increasingly
expensive.”?

Beyond pooling of capital, ongoing costs include
legal, financial, and administrative oversight to
ensure proper fund management. Continuous
monitoring, reporting, and operational support
are essential to maintaining the fund and
enabling its long-term reinvestment cycle®.

A handbook of best RLFs practices in the
U.S. has been developed by the Council of
Development Finance Agencies and may provide
some guidance for the tropicalization and growth
of RLFs across LAC%.

Amidst national governments’ fiscal constraints,
states and municipalities can step in instituting
such funds, notably through the use of robust
urban land value-capture instruments that can
leverage cash contributions, as some Brazilian
cases demonstrate:

m Sao Paulo — The municipality utilizes
an urban legal instrument known as
the Onerous Right to Build (00DC) — a
well-established land value-capture tool
where developers pay the municipality for
building rights that exceed the basic floor
area ratio. In 2022 alone, this mecha-
nism generated over BRL$ 1 billion for
the Urban Development Fund (FUNDURB).
Crucially, municipal legislation mandates
that at least 30% of these resources
must be earmarked for Social Housing
(HIS), primarily for land acquisition and
the construction of units for low-income
households. By linking urban appreciation
directly to housing outcomes, Sdo Paulo’s
model illustrates how legal frameworks
can secure a predictable and scalable
capital base to fuel inclusive housing ini-
tiatives in high-demand urban centers.

m Parana — The state Municipal Financing
System (SFM) serves as a robust regional
benchmark for fund management and sus-
tainability. The system operates through
two primary entities: Parana Cidade, which
provides technical assistance to munici-
palities to ensure investment returns, and
Fomento Parana (FP), the financial agent
for the State’s Urban Development Fund
(FDU). Regulated by the Central Bank, FP
functions as a sophisticated municipal
financial intermediary, leveraging diverse
credit sources—including private capi-
tal—to capitalize the FDU. By offering
loans with tenors of up to 10 years and
risk-adjusted spreads (0% to 4.25%) the
SFM ensures a continuous reinvestment
cycle that finances infrastructure and
housing across all municipalities regard-
less of their size.?

20 As an example, the Michigan Housing Accelerator Fund, a RLF dedicated to boosting mixed-
income multifamily housing production, requires that selected projects designate at least
20% of units as affordable to households at or below 50 percent Area Median Income (AMI)
or 40 % of units affordable to households at or below 60 percent AMI.

21 https://publicenterprise.org/states-roll-out-revolving-loan-funds-to-accelerate-housing-

production/

22 https://www.oecd.org/en/topics/affordable-housing.html; https://www.oecd.org/content/

23 https://www.taxcreditadvisor.com/articles/revolving-loan-fund-primer/

2 https:/portico.urban-initiative.eu/key-tools/uia/revolving-funds#:~:text=General%20

Advantages,monetary%20benefit%20for%20the%20residents.

% https://www.cdfa.net/cdfa/cdfaweb.nsf/ordredirect.html?open&id=CDFA-EDA-RLF-best-

practices-handbook

2 Hobbs, J., Alves, D. A. S., & Vetter, D. M. (2024). O sistema de financiamento aos municipios

dam/oecd/en/publications/reports/2023/06/strengthening-latvia-s-housing-affordability-

fund c56beb89/84736a67-en.pdf
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do estado do Parana: um modelo para o financiamento do desenvolvimento sustentavel para
0s municipios brasileiros? https://doi.org/10.18235/0005269
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Credit unions and cooperative banks provide
another model by pooling member savings. Their
business model, committed to local investment
and cooperative principles, often allows for
lower-interest borrowing?’. Furthermore, they
may engage with predevelopment lending and
collective/shared financing schemes such as
community land trusts (CLTs), limited equity
housing cooperatives (LEHCs), and resident-
owned communities (ROCs)?. Thus, these
“community finance institutions merit strong
consideration towards helping overcome the
housing finance sector underdevelopment”
(Feather and Meme, 2019)%°.

In the case of housing cooperatives —
already spread out regionally mostly thanks
to the Uruguayan FUCVAM model — financing
is distinct because of its peculiar collective
structure, where members collectively own
the property. Since traditional funding from
government loans and grants is increasingly
difficult to obtain, these cooperatives are
turning to BF, RLFs, community bonds and
fundraising, crowdfunding, peer-to-peer and
social purpose lending worldwide°.

Better integration of both credit and housing
cooperatives into national finance and housing
policies — including the regulation and supply
of shared loans®' — could help promote and
sustain this important affordable model across
the region — in the case of Uruguay, responsible
for supplying homes to approximately 5% of
households (Barenstein and Sanjinés, 2025).

Lastly, aligning housing and climate goals can
expand funding possibilities, especially for
retrofitting vacant buildings in dense, well-
serviced urban areas for affordable housing—a
key pillar of the “15-minute city” concept.

The LAGREEN fund is an example of a
strategic catalyst within this new frontier.
After a start with bank-issued green bonds
for commercial green buildings (LEED Gold
certified) in Costa Rica, it recently pivoted
toward corporate residential transactions.
Last year, it participated with nearly USD 10
million in a USD 130 million bond issuance by
a Mexican developer: the proceeds of this bond
will go to sustainable social housing under Leed
standards. While details on specific impacts

are yet to be reported by the issuer during
2026,, the initiative underscores the growing
appetite for blending climate resilience with
social inclusion. Nevertheless, the search for
attractive financial structures across the region
remains a challenge, as the Fund continues to
evaluate diverse residential prospects®.

In sum, alternative paths exist to not only
expand the volume of capital but also lower
the cost of funding for both end-users and
developers. However, as the experience with
green bonds and inclusive microfinance
suggests, the lack of attractive, well-tailored
financial structures often prevents bridging
the gap between investors and the informal
or social housing sectors. Only by actively
pursuing these non-conventional strategies can
the region foster a truly resilient and affordable
housing finance ecosystem.

I invite you to follow this series as we continue
to map out the crucial pillars needed to ensure
that the right to adequate housing is supported
by more inclusive housing finance systems
across LAC.

27 Research from the Central Bank of Brazil highlights that while both private banks and
cooperatives offer initial discounts to capture customers, cooperatives increase spreads
much more slowly and extract significantly less rent from long-term relationships compared
to private banks. (Special study #91/2020).

28 https://www.filene.org/reports/housing-innovation-series

2 Feather, C; Meme, C. (2019) Strengthening housing finance in emerging markets: the savings
and credit cooperative organization (SACCO) model in Kenya. Housing Studies, Taylor & Francis
Journals, vol. 34(9), pages 1485-1520, October.

% According to Cooperative Housing International: https://www.housinginternational.coop/
financing-cooperative-housing/?cn-reloaded=1

81 https://resurrectionproject.org/wp-content/uploads/2025/04/Guide-to-Financing-Your-Co-
op-Purchase.pdf

% Baresntein, J.; Sanjinés, D. (2025) What the world can learn from Uruguay’s Housing Co-ops.
https://geo.coop/articles/what-world-can-learn-uruguays-housing-co-ops

3 Virtual interview with Matias Gallard, Senior Sustainable Finance Officer, Finance in Motion.
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U.S. house prices are falling in inflation-
adjusted terms, but that is not enough

© By Alex J. Pollock

In the Winter 2025 issue of Housing Finance
International, | predicted that average U.S. house
prices must fall because they have gone to bubble
levels — by two reputable calculations, to 30%
over their long-term trend line, or 35% over being
affordable on a pre-pandemic basis. In the spring
of 2026, that prediction still looks good.

The house price inflation to the current extreme
level was driven by the financial manipulations
of the Federal Reserve, which in unprecedented
fashion, made itself the biggest mortgage investor
in the country by far. It bought up mortgage
securities with newly printed money to amass
a peak portfolio of the previously unimaginable
amount of $2.7 trillion, thereby pushing down the
interest rate on mortgage loans to exceptionally
low levels — as low as 2.7%. In U.S. practice,
that is the interest rate for a 30-year loan, with
its interest rate fixed for the entire 30 years, but
which is also prepayable without penalty at any
time at the borrower’s option. The Fed made these
very long-term fixed-rate loans abnormally cheap.

By making mortgage loans abnormally cheap,
the Fed made houses abnormally expensive.
By making houses abnormally expensive, it
made them widely unaffordable once mortgage
interest rates returned to normal, as they did and
remain. Home sales fell to three-decade lows. The
unaffordability of houses is now a major American
political issue, exercising both the President and
the Congress.

The effects on the Fed’s own finances and the
government’s budget deficit are also unfortunate.
The Fed’s mortgage portfolio still totals $2 trillion
and is now far under water, with the most recently
published mark to market disclosure showing a
$323 billion market value loss. The $2 trillion pile
of mortgages is also causing ongoing cash losses.
Its average vyield is about 1.45% less than the
cost of the Fed’s deposits, so in current operating
results the Fed is losing on its mortgages about
$29 billion a year—these are also losses to the
U.S. Treasury.

The Fed has decided, correctly, that it should
bring its mortgage portfolio back to zero, where
it always was for the first 95 years of the Fed’s

existence, until 2008. But it does not want to sell
the mortgages because of the massive market
value loss it would have to realize to do so.
Moreover, the Fed’s selling in any material amount
would drive the price of mortgage securities
down, pushing mortgage interest rates higher
and making houses even less affordable. This
would be politically damaging to be sure. So,
the Fed is stuck with a slow run-off strategy and
will maintain its mistaken role as a very large
government housing bank for years to come.

Some political commentary suggests that the
current unaffordability of American houses
reflects that mortgage interest rates, now at
about 6%, are too high. Of course, 6% seems
high compared to the abnormally low rates the
Federal Reserve created. But 6% is a normal U.S.
mortgage interest rate, historically speaking, not
a high one.

Over the last 55 years, from 1971 to now,
American 30-year mortgages had an average
rate of over 7%. They were over 6% for about
70% of that time. They have averaged about 1.5%
to 2% over the yield of the 10-year U.S. Treasury
note. Since that yield is now about 4.1%, that
suggests a normal mortgage rate would be 5.6%
t0 6.1%. Over the long term, the 10-year Treasury
has yielded on average 1.95% over inflation. With
inflation at 2.7% for 2025, the 10-year Treasury
would be 4.65% on historical average and the
30-year mortgage over 6%.

The problem is not that mortgage interest rates
are too high, but that house prices are much too
high. The solution is that they need to come down.

Of course, house prices can come down in two
ways: in absolute or “nominal” terms, and in
inflation-adjusted or “real” terms. As an example
of the second, if nominal house prices go sideways
while inflation continues, it reduces house prices
in real terms. If nominal household incomes rise
with inflation, they would be gaining on house
prices and affordability would be improving. That
might be a “soft landing” scenario for house
prices. In the alternative, nominal house prices
could fall on a national basis, as they did fall from
2007 to 2012.
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According to the AEI Housing Center’s most recent
report, national house prices increased in nominal
terms by 1.5% for the twelve months to January
2026, failing to keep up with consumer inflation
for those months of 2.4%. Thus, real house prices
fell by 0.9%. At this rate, it would take about 29
years to correct a 30% real terms overshoot.

Viewing things on a six-month time horizon,
nominal U.S. house prices as measured by the
Case-Shiller 20-City Composite Home Price Index,
not seasonally adjusted, fell in the second half
of 2025 from an index value of 343 in June to
336.9 in December, for a six-month house price
reduction of 1.8%, or an annualized rate of 3.6%.
With an annualized rate of inflation for this period
of 2.7%, real house prices on this index fell at
an annualized rate of 6.3%. If prices falling at
3.6% nominal and 6.3% real continued, it would
take about 4.4 years to offset a real 30% bubble
overshoot.

There are, of course, regional differences in house
price behavior. In many areas in the U.S. West and
South, where house prices previously rose very
rapidly, they are now falling. The Federal Housing
Finance Agency reports that house prices in 2025
rose less than the year’s inflation, thus fell in
real terms, in half of the 50 U.S. states and in
Washington DC. They also fell in nominal terms in
nine states, including the large states of California,
Texas and Florida, and in Washington DC. The
national total was a decline in real terms of 0.9%.

On the overall national trend, the outlook seems
to be for house prices to continue falling at least
in inflation-adjusted terms. However, a pure “soft
landing” scenario probably moves too slowly
to correct the house price bubble the Federal
Reserve so mightily puffed up. It continues to
appear that the U.S. can expect nominal house
prices to fall on a national basis.

That will be good for affordability and good for
home buyers, but not so good for those with highly
leveraged home ownership or for those with lower-
quality credit exposures to mortgages. The price
giveth and the price taketh away.
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Affordable housing in Berlin and
New York City

1. Introduction

Securing affordable housing is one of the
key social and economic challenges facing
international cities in the 21t century. This
challenge is particularly evident in large cit-
ies such as Berlin and New York City, where
demand for housing far exceeds supply and
income inequality is on the rise. Rising rents
not only place a financial burden on low-
income households, but also have far-reaching
social consequences, such as the displacement
of low-income groups, the fragmentation of
neighbourhoods and increasing social segre-
gation. The relevance of this issue is further
exacerbated by global urbanisation, increasing
migration to large cities and the associated
shortage of housing.

Against this backdrop, both the city of Berlin
and New York City have developed a series of
policy measures to promote affordable housing.
However, these strategies differ considerably
in terms of their legal basis, institutional struc-
tures and choice of instruments. The aim of
this summary is to analyse the key current
measures taken by both cities, compare their
impact and critically discuss the structural dif-
ferences. Regulatory interventions, regulatory
instruments and supply-oriented measures
are all considered.

2. Comparison of facts about
the two cities

2.1 Population growth in both cities

Over the last five decades, both Berlin and New
York City have undergone striking demographic
changes that are closely linked to political,
social and economic upheavals. For Berlin,

official population data and statistical analy-
ses reveal a consistent trend: After a relative
low point in the population around 1970, with
approximately 3.2 million inhabitants, there has
been a gradual recovery since the 1980s, par-
ticularly after German reunification in 1990 and
as a result of increased immigration since the
early 2000s2. In the mid-2010s, the population
grew significantly, and by 2040, the number
of residents in Berlin is expected to near the
4 million mark®. Demographic projections also
predict further moderate growth in the com-
ing years.

In the case of New York City, historical census
data show a different demographic trend: the
city’s total population was around 7.9 million in
the 1970s but experienced a significant o just
over 7.0 million in 1980*. Growth resumed in
the 1990s, and by 2010 the city had reached
over 8.1 million inhabitants. Ongoing estimates
indicate that the upward trend will continue in
the 2020s, with a population of around 8.4-8.8
million in 20245,

Comparatively, it can be said that both cities
went through long periods of demographic
stagnation or decline during the 1970s to 1990s
before returning to substantial growth in the
last two decades. While Berlin’s development
has been more strongly influenced by national
political transformations and migration, New
York’s fluctuations reflect greater urban eco-
nomic and residential mobility. Overall, both
cases show how complex interactions between
politics, economics and migration shape urban
population structures over decades.

2.2 Home ownership rate

In Berlin, the housing market has traditionally
been characterised by a high rental structure,
while owner-occupied housing is relatively rare.

“ By Christian Konig'

Berlin is considered a “renters’ city” where
the majority of the population lives in rented
accommodation. Specific recent figures on the
home ownership rate in the narrower sense
(proportion of owner-occupied dwellings in
relation to all dwellings) vary depending on the
definition; However, the proportion of rented
dwellings is generally described as very high,
at over 80% of the housing stock®. This implies
that the home ownership rate is correspond-
ingly low and significantly below the German
average. The comparatively low ownership rate
is a reflection of historical and political factors,
such as the reconstruction after the Second
World War, the division of the city and tradi-
tionally strong tenant protection in Germany.

In contrast, New York City has a significantly
higher home ownership rate, but one that is
still low in the US context: according to the NYC
Comptroller’s Office, owner-occupied housing
units account for about 30% of households,
which is well below the US national average of
around 65%?. This low figure underscores the
dominance of the rental housing sector in the
city, which is linked to high demand, strong
price effects and relative scarcity of housing,
especially for first-time buyers.

In summary, Berlin has a very low home own-
ership rate, which is linked to the historically
strong rental structure due to market and
political factors. New York City also has a low
to moderate home ownership rate of around
30%, but this is unusually low compared to
the US national average.

2.3 Number of dwellings and

housing stock
According to current data, Berlin has a housing
stock of around two million dwellings for just
under four million inhabitants, with significant

" Christian Kénig is Managing Director of the European Federation of Building Societies, Brussels
2 Schwenk, H.: Berliner Stadtentwicklung von A bis Z: Kleines Handbuch zum Werden und Wachsen

der deutschen Hauptstadt, 2. Aufl., Berlin 1998.

3 Berlin.de: Berlin continues to grow: almost 4 million inhabitants by 2040, https:/www.berlin.
de/en/news/7786647-5559700-berlin-population-growth-almost-4-millio.en.html

4 New York City Department of City Planning: Total Population - New York City & Boroughs, 1900 to
2010, New York, https://www.nyc.gov/assets/planning/download/pdf/data-maps/nyc-population/

historical-population/nyc_total pop 1900-2010.pdf

5 New York City Department of City Planning: New York City’s Population Estimates and Trends,
New York 2025, https://www.nyc.gov/assets/planning/downloads/pdf/our-work/reports/new-

york-city-population-estimates-and-trends _may-2025.pdf

sprachen/englisch.htm

market/

& Berliner Mieterverein: English Language Information, https:/www.berliner-mieterverein.de/

" New York City Comptroller’s Office: Spotlight: New York City’s Homeowner Housing Market, New
York 2024, https://comptroller.nyc.gov/reports/spotlight-new-york-citys-homeowner-housing-
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expansion of the municipal housing stock in
recent years®. According to the latest data,
public and state-owned housing associations
own around 365,000 apartments, with the aim
of reaching approximately 400,000 municipal
housing units®. In total, around 21% of the
rental housing stock is publicly owned'™.

According to current data, the housing stock in
New York City is around 3.7 million residential
units (including both rental and owner-occupied
flats). Of these units, approximately 1.1 million
are classified as owner-occupied, while around
2.3 million units are occupied by tenants'.
The housing structure is therefore strongly
characterised by units rented out on a “pri-
vate rental” basis, and the total number of
residential units illustrates the greater urban
expansion compared to Berlin.

2.4 Average rents and rents per
square metre

Berlin has experienced sharp rises in rents in
recent years. The median asking rentin 2023
was approximately €15.74 per square metre of
living space, with prices varying considerably
depending on location and year of construction
(e.9. €10—20/m2 depending on the district)™2.
This development reflects increased demand,
relative demand for housing and a shortage
of supply in central locations. At the same
time, there are numerous existing contracts
with lower old rents that distort the average,
while new contract rents are often significantly
above this level.

Rents in New York City are extremely high by
international standards. A conservative estimate
of current asking rents shows that average rents
for current listings are around 3,500 US dollars
(or approx. 2938 Euro) per month, which — for
typical apartment sizes — amounts to rents of
several dozen dollars per square foot (approx.
US$80 per square foot or around €860 per
square metre per year as a very rough transla-
tion; exact conversions vary depending on the
unit and location). These peak prices are even
higher in Manhattan and other central boroughs.

Rents per square metre in Berlin are in the
mid double-digit euro range per month, while

in New York City rents are extremely high and
in many cases far exceed what is custom-
ary in European cities — especially in prime
downtown locations.

These indicators highlight the structural dif-
ferences between the two cities: Berlin is a
European housing market strongly oriented
towards the rental market, with moderate to
high prices and a low home ownership rate,
while New York City is a highly competitive
market with exceptionally high rents, a strong
dominance of the rental segment and a histori-
cal deficit of owner-occupied residential units
in the urban context.

3. Conceptual and theoretical
foundations for comparing
the two cities

Affordable housing is not purely an economic
concept, but rather a normative political one.
Internationally, the rule of thumb has been
established that housing costs are considered
sustainable if they amount to a maximum of
30% of disposable household income. This
definition serves as a benchmark for numer-
ous political programmes of the OECD, the
European Union and US housing authorities.
Critics point out, however, that this definition
does not sufficiently take into account differ-
ences in the cost of living, regional price levels
and household structures'. Nevertheless, it
remains a key benchmark for the political
management of housing supply and demand.

From a scientific perspective, housing pol-
icy instruments can be roughly divided into
three categories®. Firstly, market-regulating
measures that directly affect rents, such as
rent caps or rent controls. Secondly, supply-
expanding measures aimed at creating new
housing or securing existing stock, such as
new construction programmes, the provision
of building land or social housing construction.
Thirdly: demand-side support measures that
provide financial relief to households, such as
housing benefits, rent subsidies or tax relief.
Both cities, Berlin and New York City, combine

these instruments in different ways, depending
on historical, legal and institutional conditions.

4. Housing policy measures
in Berlin

4.1 Structure of the Berlin housing
market

Historically, Berlin was considered a city with
relatively low rents and a high proportion of
rental apartments for decades. After reunifi-
cation in 1990, the city was characterised by
overcapacity and stagnating prices. However,
this situation has changed dramatically since
around 2010. Population growth, rising
incomes in certain segments and insufficient
new construction activity have led to consider-
able tension in the housing market. Between
2010 and 2023, asking rents rose by over 60%
in real terms, while at the same time the stock
of social housing fell from over 300,000 to less
than 100,000 flats'®. This development exacer-
bated social segregation and led to increased
political pressure to implement measures to
secure affordable housing.

4.2 Rent control

Berlin politicians are relying heavily on regu-
latory instruments to limit rent increases.
Key measures include the rent cap, which
limits rents for re-lets to a maximum of
ten per cent above the local comparative
rent, and the conversion ordinance, which
restricts the conversion of rental apartments
into condominiums in particularly vulner-
able neighbourhoods. These instruments are
supplemented by neighbourhood protection
statutes, which apply in inner-city neighbour-
hoods with particular displacement pressure
and regulate rent increases and conversions.

A special, albeit controversial, case was the
Berlin rent cap, which was in force between
2020 and 2021. It limited both existing and
newly agreed rents, thus representing a far-
reaching form of state price regulation. Its
repeal by the Federal Constitutional Court on
the grounds of constitutional limits of compe-
tence clearly demonstrated the legal limits of
such interventions under state law’®,

8 Investitionsbank Berlin (IBB): IBB Housing Market Report 2024, Berlin 2024, https:/www.ibb.
de/media/dokumente/publikationen/in-english/ibb-housing-market-report/ibb-housing-market-

report-2024-summary.pdf

° BBU (Berliner Bau- und Wohnungsgenossenschaftsverband): Landeseigene Wohnungs-
baugesellschaften erhohen Bestand auf 365.161 Wohnungen, https://bbu.de/beitraege/

report-2024-summary.pdf

landeseigene-wohnungsbaugesellschaften-erhoehen-bestand-auf-365161-wohnungen
10 PBS NewsHour: Berlin buys thousands of apartments from corporate landlords, 16 September

2021, https://www.pbs.org/newshour/world/berlin-buys-thousands-of-apartments-from-

corporate-landlords

™ New York City Comptroller’s Office: Spotlight: New York City’s Homeowner Housing Market, New

'2 Investitionsbank Berlin (IBB): IBB Housing Market Report 2024, Berlin 2024, https:/www.ibb.
de/media/dokumente/publikationen/in-english/ibb-housing-market-report/ibb-housing-market-

'3 OECD: Affordable Housing Database, Paris 2022
14 Stone, M.: Shelter Poverty, Housing Studies 2006

's Whitehead, C.: Housing Policy: An Overview, London 2018

'6 Holm, A.: Gentrification and Housing Policy in Berlin, 2019.

17 Section 556d of the German Civil Code

York 2024, https://comptroller.nyc.gov/reports/spotlight-new-york-citys-homeowner-housing-

market/

26  HOUSING FINANCE INTERNATIONAL Spring 2026
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4.3 Supply-oriented measures

In addition to regulation, Berlin is attempting to
expand the housing supply and ensure perma-
nently affordable rents. State-owned housing
companies play a central role in this. They are
obliged not only to initiate new construction,
but also to purchase existing properties and
maintain them at socially acceptable rents'.
The Alliance for New Housing Construction and
Affordable Living, which brings together politi-
cians, the housing industry and civil society
actors, sets annual new construction targets
that include a fixed proportion of subsidised
housing®. These measures are intended to
provide relief for middle- and lower-income
groups in particular.

At the same time, analyses show that rising
construction costs, land shortages and lengthy
approval procedures are making it difficult to
achieve these targets?'. This highlights the
structural problem in Berlin: regulation alone,
without a parallel expansion of supply, is insuf-
ficient in the long term to ensure affordable
housing across the board.

5. Housing policy measures in
New York City

5.1 Structural characteristics of the
New York housing market

New York City is considered one of the most
expensive housing markets in the world. With
a vacancy rate of less than four per cent, the
city is one of the areas with an acute hous-
ing shortage??. The situation is particularly
precarious for low-income households, over
50 per cent of which spend more than 30 per
cent of their income on rent?®. The market is
characterised by historical rent controls, very
high land prices and a fragmented ownership
structure.

Current housing policy in New York City is a
response to an ongoing housing market crisis
characterised by exorbitant rent increases,
housing shortages and growing social ine-
quality. While the city has used a variety of
instruments throughout different political
eras — including publicly subsidised new con-
struction, tenant protection measures and tax
incentive programmes — a strategic focus on
the creation and preservation of affordable
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housing has been evident since the 1990s. A
comprehensive historical analysis shows that
New York has pursued extensive strategies
for both new construction and the preserva-
tion of existing stock in order to counteract
the structural shortage of affordable housing.

5.2 Mandatory inclusionary housing
(MIH)

A key policy instrument is the Mandatory
Inclusionary Housing (MIH) programme?*,
which was first introduced by the New York
City Council in 2016. This programme links
the approval of new construction to an obli-
gation for developers to designate a certain
percentage of apartments as permanently
affordable. Specifically, MIH requires that in
rezoned areas, a defined proportion of the
space remains income-restricted, typically
between 20% and 30% of residential units,
which must be offered at below-market prices.
The requirements have been modified over
time, e.g. to achieve additional levels of afford-
ability (40% of the area median income). MIH
thus aims to create economically diverse,
“mixed-income” communities and ensure that
new urban development is not left exclusively
to the free market.

5.3 Zoning reforms: “City of Yes for
Housing Opportunity”

In December 2024, the New York City Council
passed a far-reaching overhaul of the city’s
building code, called “City of Yes for Housing
Opportunity”?®. This reform aims to accelerate
the production of new housing through zoning
changes and the redefinition of building regula-
tions, while also enabling affordable housing
in all neighbourhoods. It includes the following
measures, among others:

W Universal Affordability Preference (UAP):
A bonus system that allows developers
to build 20% more residential units in
addition to the base density if these are
permanently affordable.

B Relaxation of building requirements:
Reduction or elimination of minimum
parking quotas, increase in permissible
building heights and relaxation of density
requirements to reduce construction costs
and facilitate development.

W Promotion of office-to-residential conver-
sions (Accessory Dwelling Units (ADU)):

New scope for converting underutilised
office space into apartments, including
affordable units.

This quantitative and spatially ambitious reform
aims to support the creation of over 80,000
new housing units over 15 years, a significant
proportion of which are to be affordable®®.

5.4 City for All Housing Plan

In parallel with the zoning reforms, the City
Council secured $5 billion in state and city
funds as part of the City for All Housing Plan?
to support the implementation of affordable
housing production. This includes:

W Promoting affordable housing for both
tenants and owners.

W Strengthening the capacity of municipal
housing associations such as NYCHA
(New York City Housing Authority).

W Investing in infrastructure improvements
that support new housing projects and
make neighbourhood development more
sustainable.

This funding underpins structural reforms
and ensures that political goals are backed
up with concrete resources. These funds are
intended not only to support quantitative new
construction, but also to increase the depth of
affordability by, for example, creating incen-
tives to reserve a significant proportion of
units for households with up to 40% of the
median income.

5.5 Rent stabilisation and tenant
protection

An essential component of New York’s housing
policy is tenant protection measures, namely
the rent stabilisation programmes, which cover
around one million apartments. These limit
annual rent increases, which are set by the
city’s Rent Guidelines Board?, and offer com-
prehensive protection against eviction. This
system is supplemented by rent control, which,
however, only applies to very old apartments.
In contrast to Berlin’s rent cap, the system
in New York is primarily aimed at protecting
existing tenants and ensuring social stabil-
ity, rather than directly dampening the entire
rental market. Critics point out that this regula-
tion creates disincentives for investment and
makes new construction projects economically

'9|BB: State-owned housing companies, 2023

20 State of Berlin: Alliance for New Housing Construction and Affordable Living, 2022
2! German Institute for Urban Studies (Difu): Housing construction under cost pressure, 2023

22 NYC Housing Vacancy Survey, 2023

23 NYC Department of Housing Preservation and Development, 2024

2 New York City Department of City Planning: City of Yes for Housing Opportunity, https:/www.

nyc.gov/content/planning/pages/our-work/plans/citywide/city-of-yes-housing-opportunity

2 |bid.

2" New York City Council: City for All Housing Plan, New York 2024, https://council.nyc.gov/press/
wp-content/uploads/sites/56/2024/11/C4ALL-PLAN.pdf

28 New York City Rent Guidelines Board: Annual Report 2024

24 New York City Department of City Planning: Mandatory Inclusionary Housing, http://www.nyc.
gov/content/planning/pages/our-week/plans/citywide/mandatory-inclusion-housing
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unattractive in some cases, while proponents
point to social stabilisation and the prevention
of displacement?’.

Rent stabilisation limits rent increases in
existing apartments and protects millions of
tenants from drastic market rent increases —
an important buffer against unaffordable cost
increases. These programmes have evolved
over time and have been continuously adapted
in the course of nationwide reforms to maintain
their protective character. This form of rent
control applies primarily to buildings with six
or more units built before 1974 and protects
tenants from unlimited rent increases and
unlawful evictions. Rent stabilisation accounts
for a significant portion of the housing market
and is an important affordability tool because
it keeps certain apartments relatively afford-
able in the long term and strengthens tenant
rights. A significant milestone was the Housing
Stability and Tenant Protection Act of 2019,
which tightened existing tenant protection
provisions and, among other things, limited
the possibilities for deregulation and the rapid
withdrawal of tenant protection through legal
loopholes®.

5.6 Tax incentives and construction
programmes

At the federal and state levels, programmes
such as the 421-a tax break existed, which
gave private developers tax advantages if
they created affordable units. While these
programmes are politically controversial and
have expired at times, they illustrate the com-
bination of fiscal and regulatory strategies that
New York uses to achieve its housing policy
goals.® Specifically, the 421-a programme
played a significant role: it was a tax incen-
tive aimed at facilitating the construction of
new residential buildings through property tax

exemptions, while also creating incentives for
the inclusion of affordable units.

In addition, inclusionary zoning has been intro-
duced, linking new construction projects to the
creation of affordable housing. At the same
time, the city is pursuing ambitious public con-
struction programmes, such as the Housing
New York plan, which aims to build and secure
hundreds of thousands of affordable homes®2.

Under the current model (Affordable New York
Housing Programme)*, different requirements
apply depending on the option chosen with
regard to proportions and income groups,
which are to be made more financially attrac-
tive through tax exemptions. However, this
system — originally introduced to stimulate
housing construction during a period of sig-
nificant migration — has been reformed and
criticised many times over the years, as some
of the supported units are designed to be close
to market rates and do not automatically lead
to permanently affordable rents.

6. Comparative analysis

A comparison of Berlin and New York City
reveals clear differences in system logic and
governance:

B Regulation vs. segmentation: Berlin
pursues a more regulatory approach
with comprehensive rent control, while
New York City has a historically grown,
segmented system that permanently regu-
lates certain stocks, while the rest of the
market operates largely freely.

B Role of the state: In Berlin, the state acts
as both owner and regulator, while in New
York City, the role of the state is primarily
in regulation and incentives, with direct

construction activity playing only a minor
role.

W Social targeting: Both cities face the
problem that regulated housing does not
necessarily reach the households that
need it most urgently. In Berlin, income-
based subsidies are increasingly being
used, while New York City primarily relies
on access via subsidised projects and
social quotas.

Both systems have clear strengths, but also
structural weaknesses. While Berlin operates
with regulation and new construction in equal
measure, New York City shows that grand-
fathering reduces displacement, but without
sufficient supply, it only has a limited effect
on overall housing costs.

However, the comparison between Berlin and
New York City also illustrates that securing
affordable housing is no easy task and cannot
be solved by regulation or new construction
alone. Successful strategies require an inte-
grated combination of supply expansion, social
regulation and institutional stability. Berlin must
link regulatory measures more closely with a
reliable new construction offensive, while New
York City must find ways to combine its historic
regulatory system with a significant expansion
of housing supply. Only through a coherent and
long-term strategy can both cities address the
social and economic challenges of the housing
market in a sustainable manner. Housing policy
measures in New York City are a multifaceted
structure of legal obligations, urban planning
reforms, financial incentives and social protec-
tion mechanisms. They all play different roles
in the fight against unaffordable housing: from
ensuring that new buildings include an afford-
able portion, to creating additional building
capacity through zoning reforms, to protecting
existing tenants.

29 Author, D. et al.: The Effects of Rent Control, AER 2019

% New York State Homes and Community Renewal (HCR): Rent Laws Overview, Albany 2021,
https://hcr.ny.gov/system/files/documents/2021/08/rent-laws-overview-english-10-2019.pdf

8t Schwartz, A.: Housing Policy in the United States, 2021

32 New York City Department of Housing Preservation and Development (HPD): Housing New York:
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33 City of New York: Housing New York Plan, 2022
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The decline of home ownership in the UK -
what happened and can it be reversed?

1. Introduction

Rightly or wrongly the level of home owner-
ship in many developed countries has often
been used as a measure of the good health of
housing in those places and the UK has been
no exception. However, in the last decade or
more (and particularly post the global financial
crisis) home ownership levels have fallen both
in the UK and elsewhere. There are many and
varied reasons why this has taken place and
the purpose of this article is to explore the
decline of home ownership in the UK and to
consider the future of this tenure there.

2. A brief look backwards

It is often forgotten that home ownership only
became the most common tenure in the UK
in the 1970s (and indeed was first officially
recorded in the 1961 census). Prior to that
private renting dominated with social rent-
ing building some momentum from the 1920s
onwards. Itis estimated that home ownership
was as low as 10% of households in 1914. For
governments and households, the focus was
on the supply, condition and affordability of
homes rather than its tenure.

The rise of home ownership has in part been
built on the back of the decline of the pri-
vate rented sector and significant numbers of
homes were shifted across. Later it was the
Right to Buy that then fueled further growth
as some 2.8 million tenants opted to buy their
council home. Ironically perhaps some 40% of
those homes then found their way back into
the private rented sector. It is an important
context to the dramatic tenure changes that
have taken place over the last 100 years.

This is not to say that there weren’t incentives
(see Merrett with Gray, 1982). For example,
mortgage interest payments were made tax
deductible in the interwar period (1925/26
but in reality, relatively few households paid
income tax then) and central government also
offered subsidy incentives for builders to sup-
ply private housing while local government

was given the power to offer mortgages. As
a cost to government, mortgage interest tax
relief (MITR) grew strongly as home ownership
expanded in the second half of last century,
peaking at £9.8 billion (in 1988/89 prices) in
1990/91 in and not least when the MIRAS
system of relief at source was introduced (see
House of Commons, 2001)

The tax relief was regressive in that the more
interest you paid and the higher your income,
the greater the value of the relief. Over the
period 1988-1997 it was scaled back before
finally being abolished in 2000-2007. Crucially
all this was done in a period of falling interest
rates. Owner occupied homes had also been
subject to tax on the imputed rental income
of the home (Schedule A) until that was ended
in 1963 and when capital gains tax was intro-
duced in the same year the taxpayer’s sole or
principal residence was exempted.

Clearly there has always been politics around
housing policy as it is an important element
in voter intentions. However, as Davies (2013)
and others (e.g, Murie, 2016) have argued
the focus on home ownership emerged quite
slowly within the Conservative party and it
was initially partly in response to the per-
ceived threats deriving from the new 1945
Labour government’s plans for widespread
nationalisation and a major programme of
council housebuilding. The post- Second World
War expansion of council housing opened up
the question of tenure since this was housing
directed towards skilled workers and others
who wanted to escape the poor quality pri-
vately rented homes and their landlords who
still dominated the housing landscape. Private
renting still made up 45% of dwellings in 1951
and in many respects tenure politics was as
much about what to do with private renting
than anything else.

It was only in the late 1960s and 1970s that
political parties really placed a much stronger
policy focus on the tenure divide, most obvi-
ously through Mrs Thatcher’s Conservative
Government’s Right to Buy introduced in 1980.
By the 1960’s the housing policies of both
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parties were becoming ever more explicit in
tenure terms. The Labour government of 1964-
70 introduced a range of measures including
the option mortgage scheme which finally
addressed the long running failure to assist
would- be buyers who didn’t pay income
tax — a first step towards helping those on
lower incomes become home buyers. Access
to supplementary income benefits was also
provided for in 1966.

In the 1970s government had to intervene
in what was in effect a sheltered circuit for
housing finance provided by building societies
(banks were restricted in terms of the provision
of home finance). It provided funding to the
societies when their trade body’s “recom-
mended” rates (in place since 1939) failed to
ensure sufficient funds to satisfy the demand
for mortgages.

After the deregulation of banks in the 1980s
and an intensification of competition in the
savings and mortgage markets, we also began
to see formal low-cost home ownership (LCHO)
programmes aimed at really widening access
to home ownership emerge. This was dis-
tinct from measures via the tax or building
subsidy systems and with the focus being on
delivery via central government rather than
simply granting an enabling power via local
authorities.

When the government agency, the Housing
Corporation, got the Housing Minister Reg
Freeson’s approval in 1976/77 to undertake
a limited pilot programme on equity shar-
ing schemes — namely co-ownership equity
sharing, community leasehold and leasehold
schemes for the elderly we get the first signs
of an explicit LCHO policy. Some of this flowed
out of earlier dialogues around the case for
housing cooperatives in Britain. It also linked
to discussions around co-ownership and “half-
way” houses between renting and owning.

The “experimental” nature of housing policy
at this time is well captured in the 1977 con-
sultation paper (DoE, 1977, page 103) in the
section on Intermediate tenures;
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“The Government are encouraging local
authorities and housing associations to
explore arrangements designed to provide
some of the advantages of ownership and
tenancy, both as a stepping stone to full
home ownership, and as a permanent
form of tenure. Such arrangements offer
greater control over living conditions
and an opportunity to share in capital
appreciation.”

In going on to discuss the merits of the dif-
ferent types of intermediate tenures the Green
Paper was clear that delivering individual finan-
cial benefit was viewed positively and that
government should help providers with grant
subsidy to facilitate the development of such
schemes and keep rental costs down. The City
of Birmingham “half and half” scheme was
noted and there was a general acceptance
that now was the time to experiment with the
government clearly wanting to encourage new
ventures both as routes to full ownership and
as tenures in their own right.

3. Some facts

According to the English Housing Survey (EHS),
home ownership in England peaked at 71% of
households in 2003 and was down at 65% in
2022/23 (EHS, 2023). There are significant
variations in the level of home ownership by
region in England (London is lowest — 49% in
2022/23), by type of household and income
group. By country, home ownership is highest
in Wales and Northern Ireland and lowest in
Scotland.

Although the count of owner-occupied dwell-
ings and households is virtually a one-to-one
relationship it is not complete so there can be
variations between the two counts and while
the decennial census gives the most accurate
data, we have to rely on surveys in the inter-
vening periods (Holmans, 2005). The upshot
of all of this is that various figures are used
and given the political sensitivity of a decline
in home ownership (and its recovery) this is a
not unimportant issue.

As we might expect, both the growth and the
decline in the rate of household home owner-
ship has not been evenly spread across groups
whether by age, income, class or ethnicity (see
Forrest et al (1990) and EHS various years). We
can illustrate this by reference to an Institute
of Fiscal Studies report (Cribb,2025) which
showed that it was the lowest income deciles
who had the lowest rate of home ownership
and who suffered the greater decline and the
slowest recovery (see Chart1 below).

CHART 1
QUINTILE, 1995-2022
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It is important to recognise that there is a
long history of working class home owner-
ship in the UK and not least in areas where
skilled workers, e.g, miners, wanted to retain
some control over their lives when they were
dependent upon largely monopolistic employ-
ers (Forrest et al 1980). However, in broad
terms, the link between affluence and owner-
ship is a strong one. This is then re-enforced
via the contributions made by the Bank of
Mum and Dad (BOMAD).

Estimates as to the scale of support derived
from this source vary somewhat but it is likely
some 40/50% of first-time buyers benefit
from parental contributions — typically help-
ing with making a bigger deposit and thus
reducing the size of the mortgage required
and securing a lower mortgage rate as a con-
sequence. It is easy to assume that there
is a self-re-enforcing process embedded
in BOMAD as parental households in areas
where house price inflation has been greatest
are perhaps best placed to make significant
contributions whether by inheritance, remort-
gaging, equity release and cash transfers
(Johnson, 2023), Scanlon and Blanc (2019)
Boileau and Sturrock (2023) Blanden et al
(2021) and Tatch (2025). However, it is clear
from this research that the picture is complex
in that there is no clear relationship between
the value of a home in an area and the size of
the gift. There is also a suggestion from this
work that BOMAD might be less significant in
the future as parents become later entrants to
home ownership and more debt encumbered.
There is clearly a lot to unpick here. At the
same time there is general agreement that on
balance the pattern of transfers does increase
inequalities if only at the simple level, i.e,
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between families where parent rents com-
pared to one where the parent owns.

The rise in the significance of BOMAD
reflects the ever-worsening problem of the
affordability of home ownership in the UK.
Although interest rates have now subsided
from their peaks in 2007 the reality for many
new owning and potential home owners is
that rising house prices (though not always
in real terms), the cost of credit post the
historic lows associated with the GFC and
COVID, as well lenders becoming more cau-
tious partly due to tighter regulation, have
meant that taken together affordability has
worsened in all areas but particularly in the
most pressured markets like London and the
South East (see UK Housing Review, 2025).

The post GFC mortgage market review that
took place from 2008 onwards highlighted
a range of issues that had contributed to
the problems that emerged. These included
widespread use of interest only mortgages,
a substantial expansion of lending to credit
impaired borrowers alongside weakening
standards around income verification and
limited stress testing. Subsequently we
saw lenders stepping back from a variety
of mortgages including interest only loans,
90% plus LTV loans as well as bringing in
tighter credit assessments (these having a
particular impact on self — employed bor-
rowers — in what had been a growth market
in the UK (UK Finance and Zoopla, 2020).
There is little doubt that lax lending was an
important factor in the market collapse. As
the Financial Services Authority mortgage
market review consultation paper (FSA, 2011)
commented (page 25):
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“40% of sales to FTBs were at LTVs of 90%
or over in the boom period 2005-2007. That
has reduced to less than 5% today”.

Alongside their proposals, in June 2014,
the Chancellor of the Exchequer announced
he intended to grant the Bank of England’s
Financial Policy Committee (FPC) additional
powers to guard against financial stability risks
arising from the housing market (BoE, 2015)
focussing upon income stretch and growth
in levels of indebtedness both of which were
evident in the GFC.

Two housing levers were introduced. First,
lenders were required to assess whether
borrowers would be able to meet mortgage
payments if mortgage rates moved three per
cent higher in the first five years of their loan.
This was the “affordability test”. Second it
imposed a cap on lenders loan activity, limiting
high-income multiple loans (defined as those
at or above 4.5 times income) to no more than
15 per cent of new loans by that lender in any
year (the “flow limit”). The two measures were
designed to work in tandem with the flow limit
curbing higher LTV lending which might in turn
fuel house price inflation.

Barker (2021) offers an assessment of these
tools and concludes that although the Bank’s
own research suggested modest impact from
a macro-prudential point of view, i.e, looking
at the financial system as a whole she agreed
that it did, as has been widely argued, have
a bigger impact on the housing market mak-
ing it harder for some households to access
mortgage finance.

The upshot of all of this was that it became
ever harder for households with lower incomes
and low deposits to get mortgage loans. The
credit squeeze alongside wage restraint and
continued house price inflation saw the rate
of home ownership slowly fall from its peak.
Concomitantly it also fed a resurgent private
rental market with many would be owners
being forced or opting to rent and alongside this
was a surge in young adults living with their
parents. The impact on younger households
was very clear to see (Whitehead and Williams,
2017) and that decline had consequences for
the wider market as first time buyers are a key
driver of levels of activity.

Total mortgages outstanding in the UK peaked
at 11,852,000 in 2007 falling to 10,618,000
in 2024 — down by 10%. Within that were
important compositional changes — loans
outstanding for home ownership peaked in
2002 at just over 11 million (11,092,500) and
had fallen to 8,673,900 by 2024, down by

around 2.5 million loans, or 21%. Of course,
in the period we had important compositional
changes with the rise of the Buy to Let mar-
ket — reflecting both the surge in demand for
renting and the search for returns by inves-
tors in an era of falling interest rates. Buy to
let loans peaked in 2022 at 2,048,600 and
this total was down to 1,943,700 by 2024.
Of course, with rising house prices the total
value of loans outstanding continued to rise
but we should not ignore these underlying
realities. Little wonder we have seen outright
ownership outstrip mortgaged home ownership
over this period. Over roughly twenty years the
mortgaged owner-occupied market has been
shrinking, we have seen the proportion of UK
households buying with a mortgage go down
from 38% to 29%, while outright ownership
has gone from 31% to 36% of all households.

We can also observe the impact on first-
time buyers. The long run average number
of mortgaged FTBs (1974-2024) is 387,440
for the UK and 326,634 for England. However,
since 2000 those averages are 334,924 and
279,592 respectively. -down roughly 50,000
per annum. Over the last three decades FTB
numbers peaked at 592,400 in 1999 for the UK
(and 508,700 for England) and fell to 191,000
in 2008 (153,000 England). From 2001 num-
bers really plummeted, dropping by more than
300,000 over the 7 years in both jurisdictions.
Little wonder the rate of home ownership fell.
Since then, numbers have crept up again albeit
somewhat erratically and in 2024 stood at
333,700 for the UK and 279,100 for England.

The decline was more about fewer households
entering rather than households exiting via
arrears and possessions. Arrears and pos-
session cases peaked in 2008 — 2010, with
around 67,000 households in arrears in Q4,
2008 — 0.42 of all loans outstanding while
possessions nearly topped 15,000 in Q1 2009
-0.1% of all loans (see UK Finance, 2025).

4. Consequences

As already noted, with home ownership falling
it was almost inevitable we would see pri-
vate renting rising (along with more sharing
with friends, living with parents and rising
overcrowding and homelessness). The private
rented sector housed 12% of UK households in
2005/6, by 2022/23 it was 19%. The number
of adults aged 20-34 living in the parental
home has risen from 2,438 million (21%) in
2004 to 3,567 million (28%) in 2024.

Owner occupiers have been significant inves-
tors in Buy to Let, sometimes raising the funds

to buy homes by remortgaging their owned
home or inheriting it. But given that much
home ownership is built around two income
households it has often been the case that
both partners in a marriage have arrived with a
property (in some cases on the back of parents
helping them buy a home to live in while at
university). It is evident that we have both older
owner occupier investors in the PRS and much
younger owner occupiers who decide to retain
one of their homes as a rental property while
either living in the other property or selling it
and buying a bigger home. While some young
households have found life very difficult (Corlett
and Odamtten, 2021) with those difficulties
added to by student loans and other debts
this is not true of all of the young!

Given the rise in home ownership in the period
1971 to 2003 we are now probably moving
closer to a peak of property inheritance (Willets,
2010, Hamnett et al, 1991 and Beveridge, 2024)
given the decline documented here. How that
will work through the housing system is hard to
predict given that ageing households are facing
significant care costs in old age. However, even
though home ownership is facing considerable
challenges at present, these might be even
worse in the future if BOMAD and inheritance
begin to falter. Recent research by the Institute
of Fiscal Studies (Boileau and Sturrock, 2025;
see also Wood and Clarke, 2018) suggests that
around half of the £17bn transfers between
living persons (inter vivos) annually goes to
support home ownership. This wealth transfer
is both very significant and very skewed as we
might expect

While the state of the housing market at any
point in time is reliant not just on the supply
of new homes as might appear from the state-
ments of all political parties, it is also hugely
impacted by the access to and the cost of
credit. The impact of regulatory tightening and
greater risk aversion by lenders has already
been touched upon. This is then further com-
pounded by the changing labour market with
many of the age-old certainties that under-
pinned loan approval fading away. Along with
the rise of self-employment we have also seen
more jobs being offered on shorter contract
terms. The chances of stepping onto a perma-
nent job and wage escalator have diminished
making it harder for borrowers and lenders to
judge loan capacity over what has also been
an ever-lengthening loan term (moving from
20/25 years to 35 years or more). And now Al
has arrived on the scene threatening a further
reworking of the labour market. Regulations
require lenders to look at the suitability of a
loan over the longer term and yet the predict-
ability of that longer term is ever more in doubt.

Spring 2026 HOUSING FINANCE INTERNATIONAL 31



The decline of home ownership in the UK — what happened and can it be reversed?

At the same time, given the rise of flexible/
hybrid working homeowners are to some
extent free from the tyranny of the pressured
markets many had previously been forced
into. This does represent a genuine easing of
pressures on FTBs not least, even though of
course travel costs have to be borne in mind.
This also puts some question marks upon the
debate around home ownership and labour
mobility. Blanchflower and Oswald (2013)
and others have argued that home owning
societies have lower labour mobility than rent-
ing societies and that it was a constraint on
economic growth. Clearly home ownership
does carry plusses and minuses, and home
ownership might anchor people more firmly
in communities than renting. However, they
are also exposed to market cyclicality which
might inhibit moves even when desired. In
the new and emerging worlds we live in this
merits further exploration.

These shifts, alongside potential borrowers
carrying significant student debt that begins
to be repaid as income rises may mean that
would-be entrant households must delay
home ownership until their employment has
“stabilised” and their finances are more set-
tled. No wonder the average age of FTBs has
been creeping up — from 31 to 33 since 2004.

Delaying ownership may also mean delaying
family forming and child raising (Berrington et
al, 2021). The evidence for the UK suggests
that younger households renting (or living in
parental homes) have been delaying family
formation if waiting to enter home ownership
but then find that as a consequence of high
prices and poor affordability both partners
must continue working to service the mort-
gage (thus resulting in more women becoming
mothers later in their lives). This Catch 22
highlights yet another tension around falling
levels of home ownership.

5. Politics

There has always been a politics of tenure,
not least as the right to vote was at the out-
set linked to property ownership. As touched
on earlier, governments have always recog-
nised the electoral appeal of making more
and better housing a policy priority, e.g, Lloyd
George’s promise after World War 1 to build
better homes for returning soldiers with the
slogan “Homes fit for Heroes”. That ambi-
tion has been echoed over the decades by
successive governments albeit the focus on
specific tenures has varied. While the term
“Bulwarks against Bolshevism” was applied
to the role of building societies in the 1930s
this was very much linked to their role in
supporting home ownership. Similarly, while
it has often been argued that homeowners
are more likely to vote Conservative and
council tenants to vote Labour that simple
bifurcation has become ever more strained
as Saunders (1990) demonstrated. As both
tenures expanded so the links between class,
tenure and voting became ever more complex
and of course the Right to Buy (RTB) with
over 2.5 million purchasers added to this.
Subsequently, with something like 40% of the
homes purchased under the RTB now in the
private rented sector these patterns require
detailed unpicking.

The chart (2) below reveals something of the
challenge. You Gov surveyed some 35,000
households who voted in the 2024 General
Election. As can be seen there is, for example
a distinct split between outright owners and
mortgaged homeowners in terms of how they
voted and we can see that the proportion of
social renters who voted Labour was matched
in the private rented sector. The outright own-
ers are likely to be older and here we can see
a strong vote for Reform alongside the 37%
who voted Conservative. It has been suggested
that tenure has become more important in

voting behaviour (Beveridge, 2024) with mort-
gaged homeowners strongly backing Labour
and helping them win 51 more seats in those
areas in 2024.

This might have been the backlash for the
mishandled economy under the short-lived
Truss government which triggered a spike in
mortgage rates. Nevertheless, buyers and
notably first-time buyers have been under
pressure and they along with their parents
have responded by blaming the incumbent
government. It puts a considerable pressure
on any incoming administration. To date the
Labour government has overseen a drop in
interest rates which has brought some relief
and of course has introduced the permanent
Freedom to Buy mortgage guarantee scheme.
More is promised and lobbying by builders for
a return to Help to Buy is intensifying.

The dilemma for the current administration is
that although there is clearly electoral advan-
tage in backing home ownership there is also
huge pressure to rebuild the social rented
sector, reduce homelessness and overcrowd-
ing. With limited public resources choices may
have to be made? Investing in social renting
plays to the government’s desire to re-enforce
its position amongst working households.
However, it is expensive in public expenditure
terms and of course many of that working
population are owners and who aspire to see
their offspring also make that step. Supporting
home ownership is a relatively cheap option
but of course the benefits of such investment
are in effect privatised. In the final analysis
both tenures should be supported and policy
needs to find that balance between demand
and need.

In all of this the media has a big impact. The
appetite to publish articles on house prices
and home ownership is strong. This plays
up the benefits of the tenure, not least for

Social rent

Private rent

Own with a mortage
Own outright
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Il Labour

Live with family/friends 14
9
1
13
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owners to “put their own stamp” on the homes
bought. The media will also talk up the failings
of home ownership in terms of falling prices,
poor construction and repair but rarely open-
ing up the question of whether on balance
we have too much home ownership or that
beyond 70 percent it is unsustainable. At the
same time there are frequent portrayals of
the failings of social renting. Commercially
the media is far more reliant on income from
across the home ownership market.

6. The policy response

There is a tendency to assume that policy in
relation to home ownership is derived from
the Ministry responsible for housing. In real-
ity that is far from the case — HM Treasury
leads on many initiatives related to the pri-
vate housing market in general and home
ownership in particular including taxation
treatment and initiatives such Freedom to
Buy. HMRC may oversee the Lifetime ISA
but in reality it is HM Treasury that develops
policy on this and other strands such as Stamp
Duty, Capital Gains Tax and Inheritance tax.
It was HM Treasury that introduced Help to
Buy. The Department for Work and Pensions
(DWP) looks after loans for mortgage inter-
est payments for unemployed home buyers.
The Ministry of Housing Communities and
Local Government (MHCLG) holds the reins
with respect to the Affordable Homes pro-
gramme which funds shared ownership and
oversees Section 106 arrangements which
are so crucial to its delivery and of course it
is responsible for the RTB as well as oversee-
ing the government delivery agency Homes
England and leasehold reform.

Given the spread of responsibilities, it does
make developing a coherent joined up policy
programme on tenure more difficult not least
as actions in one department may trigger
a greater call on the resources of another
department — the housing system joins up
even if government doesn’t! External to this is
then the independent Bank of England which
has responsibility for monetary policy over-
seeing price stability and interest rates (as
well as responsibility for the stability of the
financial system). Given its extensive influence
over the housing market Stephens (2025) has
rightly argued that the Bank’s remit might
reasonably be extended to cover the opera-
tion of the housing market and house prices
—as has recently been done in New Zealand.
Although the Bank has evidently begun to give
greater consideration to the functioning of the
housing market it can certainly go further and

in retrospect it might have contributed more
to limiting the decline in home ownership.
Policy responses in relation to home owner-
ship are many and varied. The tenure enjoys a
tax privileged position in that the home is not
subject to Capital Gains Tax (and it also gets
a favourable inheritance tax treatment and
Council Tax in England is based on a 1991 valu-
ation!). We have also had periodic Stamp Duty
(transaction tax) holidays specifically aimed
at helping first time buyers. Beyond the tax
system we then have a number of housing poli-
cies that directly assist those who are seeking
to become homeowners. These include what
has been a generous Right to Buy scheme for
some social housing tenants, a shared owner-
ship (part rent, part buy scheme) on specific
new homes, a rent to buy scheme again on
selected new homes and most recently a First
Homes scheme which provides new homes at
a discounted market price.

Beyond these housing policies the Treasury
also put in place a Help to Buy programme over
the period 2013-2023 which offered buyers
of newly built homes a 20% equity loan (40%
in London) — this was aimed at both helping
boost home ownership and to re-invigorate
the housebuilding industry in the aftermath of
the GFC. It also created a temporary mortgage
guarantee scheme to support the provision of
higher loan to value mortgages (90% plus)
and the current government has made this
permanent under the banner Freedom to Buy.
Mention must also be made of the Lifetime
Individual Savings account scheme which is a
tax privileged savings scheme where govern-
ment then also makes a bonus payment and
the proceeds can be used to buy a first home
costing £450,000 or less. Recent research (UK
Parliament, 2025) shows that since 2018/19
228,000 people have used their LISA to buy a
first home (some 182,500 homes) so roughly
38,000 homes per year — a not insignificant
contribution.

With specific regard to the decline in home
ownership and not least the contraction in first
time buyer numbers, governments of various
persuasions have moved to ease problems,
by for example putting in place the mortgage
guarantee scheme to help boost higher LTV
lending and by tweaking the rules around
shared ownership so that buyers could buy
smaller first tranche (at 10% or more) and lower
additional shares (at 1% or more in the first
15 years) as well as requiring landlords to take
on the repairing obligations for the first ten
years. Stamp Duty holidays were introduced
in 2020/21 as part of the Covid response, and
then from September 2021 a further perma-
nent then temporary reduction was made, not

least for first time buyers. Subsequently FTBs
paid no Stamp duty on homes up to a value of
£300,000 and then only at a rate of 5% on the
portion from £300,001 to £500,000.

In June 2022 the then Prime Minister Boris
Johnson announced an “ownership revolution”
aimed at addressing the declining opportunities
for home ownership. Policies to be introduced
included a “comprehensive review of the mort-
gage market” to make low-deposit mortgages
more accessible, changing Universal Credit
rules to allow recipients to use their hous-
ing benefit towards a mortgage deposit and
monthly repayments, an extension of the Right
to Buy to the 2.5 million tenants of housing
associations and finally to bring forward the
timeline for receiving a Support for Mortgage
Interest loan from nine months of unemploy-
ment to three months. In fact he left office in
July 2022 and little of this came into being.

However, when Labour came to power in 2024
the new government prioritised economic
growth and argued that all regulators should
look to see how they might promote it. As part
of that in 2025 the Financial Conduct Authority
(FCA) launched a public conversation on the
future of the mortgage market. In addition, it
eased the stress test requirements following
direction from the Financial Policy Committee
and the flow limit on high LTV mortgages was
also amended to help ensure more high loan to
value loans were possible (estimates suggest
this might see up to 36,000 first time buyers
being able to access larger mortgages in the
first year).

The FCA consultation is important as it opens
up a debate on the impact of mortgage regu-
lation on the housing market. As discussed
earlier, the regulators (including the Bank) have
always been staunchly of the view that their
controls had little impact on access to mort-
gages; in contrast the lending industry and
others argued the impacts were considerable.
Now at last there is an opportunity for a more
open debate on this topic. Already a number of
lenders have eased their affordability require-
ments so that buyers can borrow more.

Many of these different initiatives are over-
lapping in their impact in that any individual
first-time buyer might benefit from more than
one of them. It is thus difficult to be precise
about what the cumulative impact is in terms
of first-time buyer numbers and how they are
helping restore levels of home ownership.

However, clearly some rebalancing of the
market is underway and this alongside the
downward trend in interest rates does mean
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affordability is in the process of being restored,
although it has a long way to go). If wage infla-
tion continues to outpace house price inflation
that process will continue.

Also contributing to that is continued mortgage
product innovation, albeit there are no magic
bullets despite what some claim. Moves to
offer long term (25-year term) fixed rates are
hugely reliant on the interest rate cycle in terms
of their mass customer appeal. So far that
market has not really taken off. Similarly, some
providers have come to market offering equity
loans alongside conventional mortgages but
to date the numbers remain small. Somewhat
more successful have been products such as
the Barclays “Family Springboard” mortgage
(designed to help secure parental support)
and the Nationwide Building Society “Helping
Hand” product with boosted loan criteria. On
the market since 2021 this has been used by
some 63,000 first time buyers, especially in
higher priced regions.

Taken together it is evident that the focus on
first time buyers remains strong. This offers
some encouragement that home ownership
levels might continue to rise in the future. Much
depends upon the macro-economy and how
wages, prices and interest rates might move. If
wages increase in real terms and house prices
rise only nominally then assuming interest rates
continue to come down so affordability can
slowly improve. However new housing supply
has slowed despite the government’s stated
ambition of building 1.5 million homes by the
end of the Parliament (2028). If supply doesn’t
pick up there is a risk that house price inflation
will once again rise in real terms.

The current consultation on the future of
Section 106 agreements through which around
50% of affordable home ownership schemes
are delivered, is a further factor to consider.
Section 106 is a planning related agreement

between the developer and the local authority
whereby in return for planning permission to
develop a site for market housing the developer
must also provide up to 35% of the homes as
affordable housing, typically shared ownership.
The last government deprioritised shared own-
ership and focussed instead on the First Homes
discounted market scheme. It is still unclear
what type of housing might be prioritised in
any new 106 proposals. Moreover, housing
associations who have been the bidders for
the homes built under 106 have been stand-
ing back, reflecting their own reprioritisation
towards spending on repairs and maintenance.
The upshot of this is that the amount of afford-
able home ownership coming via this route has
been declining.

7. Back to the future?

So where does all this take us? Two analyses
of the situation were published in 2025 by dif-
ferent mortgage trade bodies (Hudson, 2025:
Thomas, 2025). The reports highlighted the
continued pressures on first time buyers —
albeit easing a little — and the large numbers
of missing first-time buyers — Hudson put the
figure at 2.2 million since 2006 while Thomas
suggests that the numbers of first-time buy-
ers are down by 3.5 million since 2008. As
both authors would agree these estimates
are heavily assumption driven — Thomas uses
the average numbers buying over the period
1981-87 as his base while Hudson works on
those buying in 2006. Chart 3 below presents
Hudson’s findings on this with age bands of
missing owners since that date using their
ages at the time

Regardless of the differences in estimates the
work highlights the decline in home ownership
in the UK since the early 2000s and something
of the scale of the task that must be undertaken
to rebuild those numbers.

It of course poses the question: what is the new
normal regarding a level of home ownership in
developed economies in general and the UK
in particular? 70/75% of households being
homeowners might be deemed appropriate
but of course that will be conditioned by the
distribution of wealth and income alongside
the functioning of the macro-economy (and
not least the housing market). With survey
evidence showing that somewhere around
75/80% of households would prefer to be
owners then this kind of benchmark would
make some sense. For the UK it does suggest
government and the market need to rebuild
the tenure to at least 70% of households as
a sustainable level over the economic cycle
and that with appropriate measures in place
it might just be able to achieve closer to 75%
as longer term level. Such an ambition might
also more effectively harness the build-up of
housing equity that may cascades through the
system via loans, gifts and inheritance. This
then opens up the question of the remain-
ing 25% or more of households and how that
splits between social and private renting. That
is worthy of detailed consideration, but it is
beyond this current article.

In conclusion, there is clearly unmet demand for
higher levels of home ownership and to some
degree the evidence suggests that the capacity
to make that demand effective is increasing. The
Labour government can give further momen-
tum to that but to date it has largely indicated
its housing priorities lie elsewhere. However,
given the rather weak position the government
finds itself in it seems highly likely it will wish
to take further initiatives around boosting home
ownership, and not least as that contributes to
the “feel good “factor and supports economic
growth and manifesto promises. If it can do
that without using up too much of its limited
spending capacity, then it might well judge that
it has finessed some good housing outcomes,
boosting social housing provision, improving
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the operations of the private rented sector and
growing home ownership.

The challenge for government with respect to
home ownership is to ensure it gets as much
of provision via a well-regulated market rather
than specific home ownership initiatives. The
latter tend to be short term and typically boost
prices thus partly nullifying the benefits of the
initiative. The permanent mortgage guarantee
scheme stands as an example of a sensible long-
term strategy that helps underpin the mortgage
market. Such measures alongside efforts to
promote both a growing economy and market
stability are the keys to halting the decline of
home ownership and “building back better”
as a former Prime Minister used to say. Given
the parlous state of public finances, the path
back to levels previously recorded in the UK is
far from easy. The 2025 Budget did not deliver
much in the way of a boost to home ownership
prospects albeit that a first-time buyer individual
savings account is to be launched in 2026. The
long-trailed housing strategy has yet to emerge
with rumours now that it is to be scrapped — all
of this highlights the economic and political
tensions that exist and the very difficult choices
government is having to make
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a university concession model for
affordable student housing in Africa

“ By Prosper Ben

1. Introduction: why social
infrastructure Is left behind
in project finance markets

The architecture of project finance—Ilimited-
recourse lending against the projected cash
flows of a ring-fenced asset—was developed
principally for sectors where revenue cer-
tainty could be contractually assured: power
purchase agreements in energy, toll conces-
sions in transport, and off-take contracts
in extractive industries (Yescombe, 2014).
Over the past four decades, this architecture
has mobilised hundreds of billions of dollars
for infrastructure in emerging markets. Yet
social infrastructure—healthcare facilities,
educational buildings, and student accommo-
dation—nhas attracted only a marginal share
of project finance capital, notwithstanding its
centrality to human development outcomes.

The reasons for this asymmetry are structural
rather than incidental. Social infrastructure
projects typically generate lower nominal
returns, serve populations with limited ability
to pay, and depend on institutional counter-
parties whose creditworthiness is frequently
unrated. In the absence of a sovereign guar-
antee or an investment-grade off-taker,
commercial lenders have historically been
reluctant to accept the revenue risk inherent
in social assets. The consequence, particularly
in Sub-Saharan Africa, has been a widening
gap between demand for social infrastructure
and the supply of finance to deliver it.

The student housing sector in Africa exem-
plifies this financing impasse with particular
acuity. Sub-Saharan Africa experienced the
fastest growth in tertiary gross enrolment of
any world region between 1970 and 2013, at
4.3 per cent annually compared to a global
average of 2.8 per cent (World Bank, 2017).
Despite this trajectory, the gross tertiary enrol-
ment ratio remains below 10 per cent across

the region (ISS Africa, 2024), and the avail-
able on-campus accommodation stock covers
a fraction of demand. In Nigeria alone, over
2.1 million students are enrolled in tertiary
institutions, yet less than 15 per cent have
access to decent, affordable accommodation
(NUC, 2021). In Kenya, a 2020 assessment
estimated that available student housing met
the needs of only 32.6 per cent of the enrolled
population (Cytonn, 2020). These deficits are
not merely inconvenient; they impose direct
costs on academic outcomes, student welfare,
and social inclusion.

This article argues that purpose-built student
accommodation (PBSA), when structured
through adapted project finance techniques,
constitutes a viable and bankable infrastruc-
ture asset class. It draws on the case study of
the 38,400 bedspace National Student Housing
Programme in Nigeria, deployed by Family
Homes Funds Limited (FHFL) across 24 univer-
sities to illustrate how blended capital stacking,
university land concessions, and cash-flow-
based lending can overcome the constraints
that have historically excluded student housing
from structured finance markets.

2. The university as
counterparty: land concession
as structural anchor

In conventional project finance, the credit-
worthiness of the off-taker is the primary
determinant of bankability. In the PBSA con-
text, no single entity occupies an equivalent
off-taker position; revenue is instead aggre-
gated from individual student rental payments,
introducing granularity risk that lenders find
difficult to price.

The university land concession addresses
this challenge by transforming the university
from a passive stakeholder into a structural
counter-party with aligned incentives. Under
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the concession model deployed in Nigeria’'s
National Student Housing Programme, par-
ticipating universities grant a long-term
concession (typically 21-31 years) over des-
ignated on-campus land to a private developer.
The concession agreement serves multiple
structural functions simultaneously. First, it
eliminates land acquisition cost—one of the
most significant barriers to PBSA development
in African markets. Second, the on-campus
location provides a built-in demand anchor:
proximity to lecture halls, libraries, and cam-
pus amenities creates a locational premium
that sustains occupancy rates well above off-
campus alternatives. Third, the concession
creates a contractual framework within which
the university’s obligations—site provision,
student allocation support, facility handover
at concession end—can be specified and
enforced.

The concession structure effectively converts
the university’s land asset into a form of credit
enhancement. While the university does not
guarantee occupancy directly, the institutional
endorsement implicit in on-campus siting,
combined with the structural housing deficit,
produces a demand profile that lenders can
model with reasonable confidence. Across
the 24 tertiary institutions initially targeted
under the Nigerian programme, the aver-
age hostel bed deficit exceeded 85 per cent
of enrolled student populations, creating a
supply-constrained demand environment that
fundamentally de-risks occupancy assump-
tions (FHFL, 2024).

The concession model also introduces a
governance discipline that pure off-campus
developments lack. The concession agree-
ment typically stipulates design standards,
maintenance obligations, and reversion
conditions—provisions that protect both
student welfare and lender interests. In the
Nigerian case, standardised concession
terms were developed in consultation with
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the Infrastructure Concession Regulatory Figure 1: Project finance risk allocation — traditional infrastructure vs. student

Commission (ICRC), providing a degree of
institutional homogeneity that simplifies rep-
lication across universities.

3. Cash-flow lending against
projected occupancy
revenue: mechanisms and
risk mitigants

The central innovation of the FHFL model lies
in its substitution of cash-flow-based lending
for balance-sheet collateral. Conventional real
estate lending in Nigeria requires developers to
pledge unencumbered assets as security—a
requirement that excludes the majority of PBSA
developers, who are typically thinly capitalised
firms without substantial balance sheets. By
contrast, the project finance approach sizes
debt against the projected revenue streams
of the completed hostel, assessed through
financial modelling of occupancy rates, rental
tariffs, and operating expenditure profiles.

This approach requires rigorous modelling of
the revenue waterfall. In the FHFL structure,
rental income from the hostel flows first to an
escrow account. From the escrow, funds are
disbursed according to a contractually defined
priority of payments: operating expenses and
maintenance reserves are serviced first; senior
debt service (interest and principal) is paid
second; reserve accounts for CAPEX mainte-
nance and debt service are funded third; and
residual cash flow accrues to equity holders.
This waterfall structure ensures that lenders
have priority access to project cash flows,
replicating the discipline of infrastructure
project finance.

The debt service coverage ratio (DSCR) is
the principal financial covenant governing the
structure. Given the demand characteristics of
African PBSA—structural undersupply, non-
discretionary demand, and limited competing
supply—the FHFL model targets a minimum
DSCR of 1.30x under base-case assumptions
and stress-tests the model at occupancy rates
as low as 70 per cent. Even under stressed
conditions, the modelled DSCR remains
above 1.10x, reflecting the inherent demand
resilience of on-campus accommodation in
severely undersupplied markets.

Revenue projections are anchored in several
observable data points: historical enrolment
growth at target institutions; prevailing off-
campus rental rates (which establish a price
ceiling for PBSA rents); and demographic
projections for the tertiary-age population

housing concession model

Risk Category

Transport)

Revenue Risk
rated off-taker

Traditional Infrastructure (Energy/

Mitigated by PPA / toll contract with

PBSA Concession Model

Mitigated by structural demand deficit
and on-campus locational premium

ST ERID A and liquidated damages

EPC contractor with performance bonds

Developer with APG, performance bond,
and standardised design specifications

Land / Site Risk

Government concession or right-of-way

University land concession (21-31
years); eliminates land acquisition cost

Financing Risk

Senior debt at commercial rates

Blended finance: grant first-loss (25%),
concessional debt (63%), equity (12%);

obligations

WACC < 11%
Regulatory Risk Sector-specific regulator; tariff-setting University governance; NUC oversight;
authority Land Use Act constraints
Demand Risk Contracted capacity; take-or-pay Uncontracted but structurally under-

supplied; >85% bed deficit at target
institutions

Source: Author’s analysis based on FHFL programme documentation and standard project finance frameworks.

cohort. Nigeria’s population is projected to
reach 400 million by 2050, with the 18-24
age cohort expanding by over 60 per cent from
current levels (United Nations, 2022). These
demographic fundamentals provide long-term
structural support for student housing demand
that distinguishes PBSA from cyclically sensi-
tive real estate sectors.

The critical risk mitigant in the FHFL struc-
ture is the blended capital stack. Commercial
finance in Nigeria carries interest rates of
25-35 per cent, reflecting the Central Bank
of Nigeria’s monetary policy rate of 27.5 per
cent (as of early 2025) and lender risk premia
(CBN, 2025). At these rates, PBSA is unvi-
able: debt service obligations would require
rental tariffs far exceeding student affordability
thresholds. The FHFL model addresses this
through a three-tier capital structure compris-
ing government grants (25 per cent of project
cost), FHFL concessional debt (63 per cent),
and private sector equity (12 per cent). This
blending achieves a weighted average cost of
capital below 11 per cent—Iess than one-third
of the prevailing commercial rate—thereby
reconciling investor return requirements with
student affordability constraints.

4. Delivery risk management:
advance payment guarantees
and performance bonds

Construction and delivery risk represents
the most acute vulnerability in PBSA project
finance. Unlike operational energy assets
where revenue generation commences upon

commissioning, student accommodation gen-
erates zero revenue during the construction
phase while capital is being deployed. The
FHFL model manages this risk through a lay-
ered security package that draws on standard
infrastructure project finance instruments.

The advance payment guarantee (APG) is
the first instrument in the security chain.
Under the FHFL structure, concessional loan
disbursements are staged against verified con-
struction milestones and contingent upon the
developer providing an APG from a licensed
Nigerian bank. The APG protects FHFL against
developer default during construction by guar-
anteeing repayment of advances if milestones
are not achieved.

The performance bond supplements the APG
by guaranteeing the quality and timeliness
of construction. Under standardised conces-
sion terms, developers are required to procure
performance bonds equivalent to 10-15 per
cent of total project cost. These bonds, issued
by reputable financial institutions, provide
recourse in the event of substandard work-
manship or material delay. The combination of
staged disbursement, APG, and performance
bond creates a tripartite security structure
that substantially de-risks the pre-completion
phase.

Additionally, the FHFL model requires the grant
component (25 per cent of project cost) to be
injected at the outset of construction, before
concessional debt is drawn. This sequencing
serves a dual function: it provides the devel-
oper with equity-equivalent working capital
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to mobilise to site, and it acts as first-loss
capital from the lender’s perspective. Should
the project fail to reach completion, the grant
absorbs initial losses before the concessional
debt is impaired. This first-loss mechanism
is structurally analogous to the subordinated
tranches used in infrastructure securitisation
and significantly enhances the credit profile
of the senior debt.

5. Mobilising private sector
capital: structuring
participation in student
housing finance

5.1 Capital stack architecture and
blended finance rationale

The mobilisation of private capital is not merely
a desirable supplement to public investment in
social infrastructure; it is, in the current fiscal
environment of most African governments, a
structural necessity. Public capital budgets
across Sub-Saharan Africa are constrained
by competing demands and cannot alone
finance the estimated USD 100 billion annual
infrastructure deficit (AfDB, 2025). Blended
finance—the strategic use of development
finance to mobilise additional commercial
capital (OECD, 2018)—offers a mechanism to
bridge this gap, provided the critical distinction
between catalytic capital and crowding-out
is maintained. Catalytic capital accepts dis-
proportionate risk to enable transactions that
would not otherwise occur; crowding-out dis-
places private capital that would have invested
on commercial terms. In the African PBSA
context, where commercial lending rates of
25-35 per cent render projects unviable, the
counterfactual of private capital flowing with-
out concessional debt is not credible.

The FHFL capital stack operationalises this
principle through three tiers, each performing
a distinct risk-bearing function. Government
grant funding (25 per cent of project cost),
provided through Tertiary Education Trust
Fund (TETFund), is injected at project incep-
tion before any debt is drawn, serving as both
construction mobilisation capital and first-loss
protection. Its catalytic function is explicit:
grant injection triggers the drawdown of con-
cessional debt, creating a conditionality chain
that links public commitment to private capital
activation. FHFL concessional debt (63 per
cent), priced substantially below commercial
rates through access to sovereign-backed
and DFI capital, occupies the senior secured
position in the revenue waterfall. Private sec-
tor equity (12 per cent) bears residual risk
but benefits from the de-risking effects of

Figure 2: Capital stack architecture — FHFL National Student Housing Programme

Capital Source

| Share (%) | Risk Position

Expected Return Profile

Government grant 25% First-loss; absorbs initial impair- | No financial return; social return
(TETFund) ment before debt or equity (student welfare, inclusion)
63% Senior secured; first claim on Below-market coupon;
FHFL concessional debt cash flows after opex; protected | capital preservation; long tenor
by grant first-loss (12-18 yrs)
12% Residual; last claim; absorbs Risk-adjusted commercial
Private sector equity losses after grant exhaustion return; enhanced by concessio-
and debt default nal de-risking

Source: Author’s construction based on FHFL programme documentation (2024).

the layers below: in a structure where 88 per
cent of capital carries no commercial return
expectation or below-market rates, the equity
investor’s return is enhanced because the
total revenue requirement is lower and the
affordability-adjusted occupancy threshold
is more readily achievable.

The resulting blended WACC falls below 11
per cent, compared to 28—32 per cent under
fully commercial financing. Figure 3 illustrates
the decisive impact on rent affordability: under
fully commercial financing, required rents
would be approximately three times the level
achievable under the blended structure, plac-
ing PBSA far beyond affordability thresholds.
Only the full blended structure achieves rent
levels consistent with the programme’s inclu-
sion objectives.

5.2 Additionality and capital
mobilisation effects

The additionality case in the FHFL structure
is strong across multiple dimensions. No
commercial bank in Nigeria has financed a
multi-campus student housing programme at
scale; the concessional capital did not displace
existing private investment but created an
investment opportunity that did not previously
exist. The mobilisation ratio—public and con-
cessional capital (88 per cent) against private
equity (12 per cent)—yields a public-to-private
leverage of approximately 7:1. While lower

than the 5:1 ratio achieved by the IDA Private
Sector Window across its diversified portfolio
(IFC/OMFIF, 2024), this reflects the early-stage
nature of African PBSA as an asset class. The
OECD DAC Blended Finance Guidance (2025)
explicitly anticipates that use of concessional
debt should diminish as markets mature and
track records accumulate—a trajectory the
FHFL programme is positioned to demonstrate
as completed hostels generate observable
performance data.

Broader institutional investor participa-
tion remains constrained. African pension
funds collectively managed approximately
USD 500 billion in assets in 2020, yet less
than 2.7 per cent is allocated to infrastruc-
ture (ArmHarith, 2025). Regulatory caps on
alternative investments, institutional capac-
ity gaps in evaluating project finance risk,
and currency mismatch—particularly for DFI
capital denominated in hard currency entering
naira-denominated projects—continue to
limit participation. Kenya’s Acorn REIT model
and Ghana’s pension fund approach illustrate
alternative pathways to institutional capital,
but each introduces distinct risks: market
volatility for listed REITs, concentration risk
for single-institution investors. The FHFL
model’s predominance of local-currency capi-
tal mitigates FX risk for domestic investors
but constrains the participation of dollar-
denominated institutional capital.

Figure 3: Sensitivity of required annual rent per bedspace to weighted average cost

of capital
Financing Scenario | Blended WACC | Required Annual Rent (Index)
Fully commercial (no concessional debt) | 30% 300 (base = 100)
Partial concessional debt (no grant) 18% 185
FHFL blended structure <11% 100
Maximum concessional debt (grant-only) | 0% 45

Source: Author’s modelled estimates. Index: 100 = rent under FHFL blended structure. Assumptions: 85% occupancy,

20-year concession, standardised opex.
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5.3 Limitations and scalability
constraints

The reliance on private sector participation
introduces vulnerabilities that must be candidly
assessed. The private equity component is
modest, limiting the demonstration effect for
commercial investors accustomed to larger
ticket sizes. The absence of a secondary
market for PBSA equity positions creates
illiquidity risk that deters institutional inves-
tors with periodic liquidity requirements.
Macroeconomic headwinds—sustained infla-
tion, naira volatility, and elevated sovereign
risk premia—introduce residual country risk
that even well-structured blended finance can-
not fully mitigate. These conditions are not
unique to Nigeria; currency depreciation in
Ghana and fiscal tightening in Kenya illustrate
continent-wide constraints on infrastructure
investment (S&P Global, 2025). Replicability
depends on the existence of a credible insti-
tutional intermediary capable of structuring
blended transactions, access to concessional
capital, a legal framework permitting university
concessions, and sufficient enrolment scale.
Where these preconditions are met, the FHFL
model offers a replicable template; where they
are absent, more foundational institutional
development is required.

6. Standardisation as a scale
enabler across multi-
campus platforms

The scalability challenge in student housing
finance derives not from demand insufficiency
but from the bespoke nature of individual
project development. Each campus presents
unique site conditions, planning requirements,
and institutional governance arrangements.
Without standardisation, the transaction costs
of structuring, appraising, and monitoring indi-
vidual projects would render a multi-campus
programme unviable.

The FHFL model addresses this through the
deliberate standardisation of design speci-
fications, concession terms, and financial
structures across all 24 target institutions.
A modular hostel design—accommaodating
1,600 bedspaces per campus in 400 ensuite
rooms with integrated amenities including
reading rooms, cafeterias, laundry facilities,
and retail spaces—was developed in consulta-
tion with architects, quantity surveyors, and
university facilities managers. This standardi-
sation yields three benefits. First, it permits
accurate cost estimation and budgetary control
across the programme. Second, it enables
bulk procurement of materials and fixtures,

reducing input cost variability. Third, it sim-
plifies the lender’s appraisal process: rather
than conducting bespoke due diligence on 24
separate project designs, the lender evaluates
a single design template and focuses site-
specific assessment on land conditions and
local construction capacity.

Standardisation also facilitates the develop-
ment of replicable legal documentation. The
concession agreement, loan agreement,
escrow arrangement, and security package
were templated at programme inception, with
site-specific schedules accommodating local
variations. This ‘platform’ approach to docu-
mentation reduces legal costs and accelerates
financial close—a critical advantage in mar-
kets where transaction timelines frequently
extend to 18—24 months.

7. Legal and regulatory
conditions: Nigeria’s Land Use
Act and university governance

The legal environment for PBSA development
in Nigeria is shaped by two principal regula-
tory frameworks: the Land Use Act of 1978,
which governs land tenure and transfer, and
the governance statutes of public universities.

Under the Land Use Act, all land is vested in
the Government, and rights of occupancy are
granted rather than freehold titles conferred.
Federal universities, established by statute,
hold their land under federal allocation, but
remain subject to the Act’s transfer provisions.
This creates two specific challenges. First,
the requirement for the government’s consent
under the Act to assign or transfer its land
rights introduces discretionary bureaucratic
risk. Second, the prohibition on using land
as collateral without such consent limits uni-
versities’ ability to leverage available land to
access capital for the development of student
accommodation.

The concession model partially circumvents
these constraints by structuring the devel-
oper’s interest as a leasehold derived from the
university’s right of occupancy, rather than
a transfer of the underlying title. Because
the university retains its statutory interest
in the land, the transaction falls outside the
scope of a formal assignment, thereby reduc-
ing—though not eliminating—the regulatory
burden.

University governance, however, presents its
own complexities. Federal universities are gov-
erned by councils whose membership and
decision-making procedures are prescribed

by their enabling statutes. Concession agree-
ments accordingly require council approval and
subsequently, IRCR approval; processes that
can be protracted and vulnerable to disruption
when changes in institutional leadership alter
strategic priorities or delay ratification of prior
commitments.

The FHFL model mitigates governance risk
through early engagement with university
management, standardised concession terms
that reduce the scope for protracted negotia-
tion, and the involvement of TETFund as an
institutional anchor that lends credibility and
continuity to the transaction.

These legal and governance conditions
underscore a broader point: in African PBSA
project finance, the regulatory and institutional
environment is at least as determinative of
project viability as the financial structure itself.
State-level political commitment—manifested
through land allocation support, tax incen-
tives, and guarantee instruments—can prove
decisive for project bankability.

8. Comparative analysis: PBSA
finance in Ghana, Kenya,
and Rwanda

The Nigerian concession model offers instruc-
tive parallels and contrasts with student
housing developments in other African mar-
kets. A comparative analysis of Ghana, Kenya,
and Rwanda illuminates the institutional and
market conditions that shape PBSA finance
across the continent.

8.1 Ghana

Ghana’s PBSA landscape is characterised by
a different institutional model from Nigeria.
Rather than PPP concessions between uni-
versities and developers, the predominant
approach involves national-scale institu-
tional investors—particularly the Ghana
Infrastructure Investment Fund (GIIF) and
Social Security and National Insurance Trust
(SSNIT)—developing student hostels through
subsidiary organisations on leased univer-
sity land (AFD/SHI, 2024). The University of
Ghana’s partnership with Africa Integras, a
USD 64 million PPP for campus expansion
including 1,000 student beds, represents one
of the few concession-style transactions in
the country (InfraPPPWorld, 2015). However,
an earlier PPP attempt at the University of
Ghana encountered governance difficulties,
and the broader PPP framework for student
housing remains underdeveloped relative
to Nigeria.
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Figure 4: Tertiary enrolment growth vs. on-campus bed supply gap — Nigeria,

Ghana, Kenya

Indicator | Nigeria | Ghana | Kenya
Tertiary enrolment (approx.) | 2.1 million (2023) 0.6 million 0.56 million
On-campus bed provision (%) | <15% ~20-30% ~20%
Estimated bed deficit >1.7 million >400,000 >400,000

Dominant delivery model

PPP concession (BOT)

Institutional investor /
head lease

Private REIT (off-
campus)

Key PBSA financing vehicle

Blended finance (FHFL)

SSNIT /Teachers’ Fund | D-REIT / I-REIT (Acorn)

Source: NUC (2021); CrossBoundary (2025); Cytonn (2020); AFD/SHI (2024); author’s estimates.

Ghana’s tertiary sector has grown rapidly,
with public universities expanding from 9 to
16 between 2018 and 2024, and four addi-
tional institutions announced (WENR, 2024).
This growth compounds an already signifi-
cant accommodation deficit. However, the
absence of a dedicated concessional finance
vehicle—equivalent to FHFL in Nigeria—
means that student housing development
depends largely on pension fund capital and
sporadic government allocations, such as
the GETFund’s EUR 38 million programme
for Colleges of Education hostels. The project
finance disciplines of cash-flow-based lending
and structured security packages have yet to
be systematically applied to Ghanaian PBSA.

8.2 Kenya

Kenya presents the most advanced capital-
markets-based approach to PBSA finance in
Africa. Acorn Holdings has pioneered the use
of Real Estate Investment Trusts (REITs) for
student accommodation, operating through
a dual structure: the ASA Development REIT
(D-REIT) finances construction of new hostels,
while the ASA Income REIT (I-REIT) acquires
completed and stabilised properties. This
structure separates development risk from
income risk, offering investors differentiated
risk-return profiles (Acorn Holdings, 2020).
In 2024, Acorn secured USD 180 million from
the US Development Finance Corporation—
the largest student housing financing deal in
African history—to develop 35 new hostels
comprising 48,000 beds (Estate Intel, 2024).

The Kenyan model differs from the Nigerian
concession approach in several respects.
Acorn’s properties are predominantly off-
campus, located in proximity to university
clusters. Kenya’s regulatory environment—
including Capital Markets Authority oversight
of REITs and a relatively mature institutional
investor base—provides a more developed
infrastructure for capital markets-based PBSA
finance. The I-REIT recorded an 8.2 per cent

rental yield in 2023, outperforming other
Kenyan real estate sectors (Cytonn, 2024).
However, the Kenyan REIT model is less suited
to serving low-income students, since com-
mercially competitive returns constrain rent
subsidisation. The blended finance approach
of the Nigerian model may offer a more effec-
tive mechanism for reaching students from
lower-income households.

8.3 Rwanda

Rwanda’s PBSA market is at an earlier stage
of development, but the institutional envi-
ronment is notably favourable. The Rwanda
Development Board (RDB) has identified
student hostel construction as a priority
investment opportunity, offering corporate
income tax holidays of up to seven years for
investments exceeding USD 50 million and
accelerated depreciation provisions (RDB,
2025). Rwanda’s PPP Law of 2016 provides
a clear legal framework for concession-
based infrastructure delivery (Government of
Rwanda, 2018).

Rwanda’s relatively small tertiary sector—with
total enrolment significantly below Nigeria’s—
limits the scale of any single PBSA programme.
However, the country’s institutional clarity,
anti-corruption track record, and policy coher-
ence make it a compelling environment for pilot
project finance structures. The FHFL model’s
standardised approach could be adapted to
Rwanda’s context with relatively modest modi-
fication, provided that concessional capital
sources are available to anchor the capital
structure.

9. Conclusion: re-engineering
project finance for social
outcome delivery

The project finance literature and practice have

historically treated social infrastructure as an
afterthought—too small, too complex, and
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too dependent on public subsidies to warrant
the structured finance disciplines applied to
energy plants and toll roads. This article has
demonstrated that such treatment is neither
analytically justified nor practically neces-
sary. Purpose-built student accommodation
in Africa exhibits demand characteristics—
structural undersupply, demographic growth,
non-discretionary consumption, and counter-
cyclical resilience—that compare favourably
with established infrastructure asset classes.
The university concession model, as deployed
through Nigeria’s National Student Housing
Programme, illustrates how adapted project
finance techniques can unlock capital for social
infrastructure at scale. The model’s key inno-
vations—the university land concession as a
structural anchor, cash-flow-based lending
against projected occupancy revenue, blended
capital stacking to reconcile investor returns
with student affordability, and standardisation
to enable multi-campus replication—represent
a coherent financing architecture that prac-
titioners and policymakers in other African
markets can evaluate and adapt.

The analysis of capital mobilisation dem-
onstrates both promise and constraint. The
FHFL model’s blended capital stack creates
bankable investment opportunities where
none previously existed, achieving a cost of
capital that reduces required rents to afford-
able levels. The current mobilisation ratio of
7:1 (public-to-private) is characteristic of an
early-stage asset class in which concessional
capital must absorb a disproportionate share
of risk. As track records accumulate and insti-
tutional investors gain confidence, this ratio
should shift toward greater private participa-
tion—consistent with the OECD’s principle of
diminishing concessional debt. That pathway,
however, requires deliberate market-building:
data transparency, standardised instruments,
pension fund regulatory reform, and local-
currency hedging solutions.

The model’s limitations must be acknowledged
with candour. Dependence on concessional
capital means that scalability is ultimately
constrained by the availability of public and
donor resources. Long-term performance data
on occupancy stability, maintenance cost tra-
jectories, and asset reversion quality remain
unavailable. Political and governance risks
could impair programme continuity in ways
that financial structuring alone cannot address.

The comparative analysis of Ghana, Kenya,
and Rwanda underscores that financing struc-
tures do not operate in an institutional vacuum.
Each model illuminates a different point on the
spectrum between fully concessional and fully
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commercial PBSA finance, and the optimal
approach in any given market will depend
on the specific configuration of institutional
capacity, regulatory environment, demand
scale, and capital availability.

The EUR 30 million facility from AFD that
will anchor the next phase of the Nigerian
programme, combined with the pipeline
expansion targeting 30,000 additional bed-
spaces by 2027, provides a near-term test of
both scalability and the potential for progres-
sive private capital mobilisation. For housing
finance organisations, development finance
institutions, and institutional investors con-
sidering entry into African PBSA, the principal
recommendation of this article is structural: the
viability of student housing finance depends
less on the availability of capital per se than on
the quality of the institutional arrangements—
concession frameworks, capital stacking
mechanisms, procurement architectures,
and regulatory environments—within which
capital is deployed. Building these arrange-
ments is patient, unglamorous work. It is also,
this article contends, the most consequential
work that housing finance practitioners can
undertake in the decade ahead.
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Chrysalis Housing Impact Accelerator:
empowering sustainable housing

developers

© By Sanjana Sidhra and Debra Erb

1. Introduction

The Affordable Housing Institute (AHI) was
very proud to announce the conclusion of its
inaugural Chrysalis Housing Impact Accelerator
program last November with the “graduation”
of six emerging housing enterprises located
in Uganda (Easy Housing), Zambia (Thrive
Residential), Kenya (Zima Homes and Rozana
Properties and Easy Housing), Mozambique
(Casa Real) and Malawi (Small Farm Cities).
These companies were selected from a pool of
20 applicants after a comprehensive applica-
tion and vetting process.

Home development companies operate at
the center of the housing ecosystem and
are instrumental to managing the multitude
of stakeholders required to deliver afford-
able, sustainable residential communities.
Recognizing this, AHI embarked on a journey
to adapt the traditional accelerator model to
this sector. Chrysalis is a ground-breaking,
20-week executive learning and coaching
experience designed to empower emerging
housing developers with the tools, networks,
and financial sophistication required to grow
and sustain impactful housing enterprises.
The accelerator’s core objective is simple but
transformative: to help housing enterprises
evolve from project-ready to capital-ready.

Chrysalis experience so far indicates that many
developers are “project ready” but they are not
“capital ready”. Project-ready developers can
secure land, design units, manage contractors
and deliver initial phases, while Capital-ready
enterprises go further by backing their develop-
ment models with institutional-grade financial
models, demonstrate governance integrity,
manage multi-project pipelines, structure
blended capital stacks and present clear
investor value propositions. Capital-ready
enterprises are more likely to attract local
banks, Development Finance Institutions’
(DFI) support, impact investors and strate-
gic/platform equity partners. Our objective

with Chrysalis is to develop capital readiness
in our companies.

Enviromental, social and governance (ESG)
principles are a key element of the program,
addressing vital issues, such as:

1) climate resilience and sustainable construc-
tion practices that influence affordability,

2) transparent governance structures and
consumer protection, and,

3) social inclusion and community impact. By
embedding these principles into our develop-
ers’ projects, Chrysalis ensures that housing
solutions are not only financially viable but
also socially and environmentally responsible.

Small and medium-sized developers across
Sub-Saharan Africa and beyond are working
hard to deliver affordable homes for low- and
middle-income households. Most of these com-
panies have the vision for and commitment to
sustainability and have been able to deliver a
modest number of units each year. They often
have strong pipeline opportunities. However,
their liquidity and capital redeployment are
limited by the lack of end-user financing and
as a result they are operating “hand to mouth”
and are unable to build operational platforms
that allow for growth.

2. Case studies

Easy Housing is a sustainable con-
struction enterprise that builds circular,
biobased, climate resilient homes using
sustainably sourced timber. Operating
across several African countries, includ-
ing Uganda and Kenya, they focus on
affordable, scalable housing solutions
that are carbon negative and designed
for rapid, high-quality construction.
Their homes are engineered to withstand
floods and hurricanes and support local
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value chains. Inspired by Chrysalis, Easy
Housing is exploring low-cost rental mod-
els in Kenya to address housing gaps in
metropolitan and secondary cities. Their
focus on biobased construction and scal-
ability reflects the program’s emphasis
on adapting business models to meet
evolving market needs.

Thrive Residential Ltd is a Zambian real
estate developer focused on scaling aspi-
rational rental housing for the country’s
emerging middle class. The company
operates in Lusaka and aims to increase
the supply of well designed, profession-
ally managed rental units with rents of
approximately $100 per month. Thrive
Residential is using Chrysalis learnings
to develop scalable multifamily rental
housing projects targeting Zambia’s rap-
idly growing urban workforce, with a focus
on affordability, green construction, and
market-driven solutions.

Rozana Properties is a Kenyan real estate
development firm specializing in affordable
housing, integrating modern architectural
design with functional, high quality con-
struction. Founded in 2011, the company
develops residential projects such as Azura
Residences and Regency Park. Rozana
Properties is evolving its model to target
the growing rental demand among young
urbanites in Kenya, a move supported by
Chrysalis’ guidance on scaling through
unlocking external investment and refin-
ing financial structures.

Zima Homes is an Excellence in Design
for Greater Efficiencies (EDGE) certified,
sustainable, affordable housing devel-
oper in Nairobi, offering homes priced for
Kenya’s urban workforce. The company
emphasizes climate smart design, natural
light, efficient layouts, and gender inclu-
sive development practices. Located near


https://www.easyhousing.org/
https://www.linkedin.com/company/thrive-zambia/
https://rozanaproperties.co.ke/our-developments/
https://zimaresidences.com/
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the Western Bypass, Zima builds environ-
mentally conscious, community focused
residential units. Leveraging Chrysalis’
guidance, Zima Homes is focusing on
scaling their urban courtyard apartment
model, combining affordable, sustainable
housing with a strategy for replicating
and financing their projects to transform
urban density in Kenya.

Small Farm Cities is a social impact
enterprise creating tech enabled, hyper
affordable agricultural communities in
Malawi. Their model integrates horti-
culture, aquaculture, infrastructure,
and low-cost housing to enable income
generation, homeownership, and long
term economic mobility for low income
residents. As a result of Chrysalis,
Small Farm Cities is emphasizing the
integration of affordable housing with
agricultural livelihoods, utilizing sustain-
able construction methods and off-grid
infrastructure to create resilient com-
munities, while scaling their operations
to build 800+ homes.

Casa Real is a social housing developer
in Beira, Mozambique, offering quality,
affordable, and incrementally expand-
able homes for low and middle-income
families. Known for its climate resil-
ient construction, Casa Real’s homes
withstood Cyclone Idai and have been
recognized for affordability and sus-
tainability. The company partners with
financial institutions to pioneer acces-
sible mortgage products in a market
with extremely limited housing finance.
Following their participation in Chrysalis,
Casa Real is focusing on expanding
their incremental housing model in
Mozambique, using climate-resilient,
green construction methods to provide
affordable housing for 85% of the urban
population through innovative financing
Solutions like rent-to-own.

3 Can we make a difference?
— Housing accelerators

Accelerators are common in technology and
startup ecosystems. In housing, they are rare,
and for good reason. Housing development dif-
fers fundamentally from tech ventures in that:
1) it is capital-intensive from inception,

2) it involves regulatory and land complexities,

3) returns are slower and risk is often front-
loaded, and

4) property development of any kind is a
“low trust” sector. This makes the accel-
erator model exciting for housing because
it addresses the stakeholder trust issue
by creating a trusted brand of developers
committed to transparency and standardi-
zation, international-standard governance
and quality sustainable product.

Chrysalis is grounded in more than three
decades of global experience strengthening
housing ecosystems. The program draws upon
AHI’s long-standing work across emerging
markets.

The program’s conceptual foundation rests
on three insights:

m Developers are the linchpin of housing
ecosystems.
Without capable, investable developers,
no amount of policy reform or capital
availability will deliver scale.

m Capital readiness is multidimensional.
It requires governance structures, finan-
cial modeling capacity, product-market
alignment, robust offtake strategies, risk
mitigation frameworks, and compelling
investor communication.

B Learning must be practical, not theo-
retical.
Executive education alone is insufficient.
Coaching, modeling, action weeks, and
real-time application are essential.

This is why Chrysalis is structured as a blended
journey: in-person convenings, virtual classes,
coaching weeks, and applied “action weeks”
focused on concrete deliverables.

4. Bridging innovators and
investors

Too often, housing developers and investors
operate in parallel universes. Developers speak
in terms of communities, impact, and design
constraints while investors speak in terms of
Internal Rate of Return (IRR), Debt Service
Coverage Ratio (DSCR), governance, and risk-
adjusted returns. Chrysalis teaches developers
to communicate key indicators that resonate
with investors, even when they might not share
the same language. Chrysalis teaches how to

1) articulate risk mitigation strategies and to
address perceptions of high-risk,

2) structure governance to satisfy institutional
standards

3) quantify impact alongside financial returns.

4.1 A 20-Week learning journey

The Chrysalis curriculum unfolds over five
months, culminating in a final “pitch week”
where the best-prepared companies can win
two months of free advisory follow-up from the
Chrysalis and AHI experts. Companies engage
with a variety of global experts and practi-
tioners throughout the process. For example,
two companies seeking to mobilize US-based
investment were accepted as participants
in the University of Michigan’s International
Transactions Law Clinic, which offers free
legal support for a limited period of time. The
accelerator companies have the opportunity
to engage with seasoned developers in their
markets who have successfully navigated simi-
lar challenges, offering valuable insights and
guidance throughout the journey.

The program content is summarized below.

Phase 1: Building a sustainable delivery
platform

The journey begins with self-assessment
and platform strengthening:

W Setting the stage (in-person in Nairobi)
W Self-assessment tool

M Building a sustainable development plat-
form

B Land and pipeline strategies

® Partnerships and collaboration models
Developers confront foundational questions
which shift their perspective from reactive

project delivery to strategic platform think-

ing:

M [s your organizational structure aligned
with growth?

B Do governance frameworks meet institu-
tional investor expectations?

M s your pipeline sequenced strategically?

® Where are your bottlenecks—Iland,
approvals, capital, execution?

Phase 2: Project design for affordability
and market appeal

Affordable housing is not simply about reduc-
ing cost; it is about optimizing design, tenure,
long-term living costs, and demand align-
ment.

This module addresses:
® Housing product design for affordability
and cost control

m Scaling and multiple project timeline man-
agement

m Market-responsive product positioning

Developers analyze how design decisions
affect price points, absorption rates and
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feasibility of financing. They explore how
rent-to-own or alternative tenure models
can expand affordability while protecting
project viability.

Phase 3: Sourcing and managing capital
Sessions include:

m Deep dive: Equity structures

m Deep dive: Debt structures

m Uses and sources of financing

B Leveraging multiple capital sources

® Financial modeling action weeks

They confront real-world questions:

® What is the optimal capital stack for your
project?

= How does blended finance alter risk-return
profiles?

® What are the tradeoffs between mezza-
nine capital and senior debt?

® How does currency risk impact feasibility?

Phase 4: Offtake risk management

m Rental and lease-to-own structures

m Innovative offtake strategies for a market
with limited end-user finance

® Post-completion management

Phase 5: Pitching and fundraising strategy
The final phase integrates all components:

B Fundraising strategy design
m Pitch deck development — what is the Ask?
M Final pitch preparation with coaches

5. The importance of coaches

Coaching supports both the enterprise and
the entrepreneur. Coaches work one-on-one
with their assigned companies and as a team
to bring their various areas of expertise to bear
on the problems that each company is trying to
solve. Their job is to keep companies account-
able to the program’s deliverables and to be a
sounding-board for them as they integrate new
information into their operations and strate-
gies. This year’s coaches were Debra Erb, Irfan
Keshavjee, Pamela Lamoreaux, Larry English
and Campbell Mayer.

6. Highest value proposition

Chrysalis intentionally fosters peer learning.
Participants engage not only with faculty and
coaches but with one another. This horizontal
exchange between similar types of housing
enterprises, working in different markets but
dealing with similar ecosystem issues, was
a powerful benefit of this first cohort and we
expect that it will deepen and grow with each
new accelerator cohort. We built ongoing rela-
tionships and fresh perspectives among the
cohort, the coaches and the teaching team
that will help us all be more successful in our
respective endeavors.

At its core, Chrysalis is a bet on entrepre-
neurs. Policies can shift. Capital flows can
fluctuate. But committed, trusted, and capable
local developers—embedded in their com-
munities—are durable. The accelerator does
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not replace market mechanisms. Rather, it
strengthens participants to operate within
them more effectively. In housing, a sector
where impact and profitability must coexist,
that strengthening matters.

7. The Chrysalis moment

The name “Chrysalis” evokes transformation.
It suggests growth, incubation, and emer-
gence. In Africa’s housing landscape, the need
for transformation is urgent, but it must be
grounded in competence, governance, and
financial discipline.

The Chrysalis Housing Impact Accelerator
offers a structured pathway for that evolution.
By combining executive education, one-on-one
coaching, investor exposure, and practical
action weeks, it equips emerging developers
not only to build homes, but to build enduring
enterprises.

Did we achieve our objective with our inau-
gural cohort? Early indications are positive
as graduates work to incorporate Chrysalis’
learnings into their businesses and prepare for
investor engagement. These companies were
valuable co-creation partners for the Chrysalis
program and a perfect demonstration of the
Chrysalis ethos. AHI is committed to moving
forward with a second African cohort, building
on the inaugural program with the feedback
and support of our companies, coaches, advi-
sors and instructors. Stay tuned for application
announcements this Spring!


https://www.linkedin.com/in/debra-l-erb-947a8b5/
https://www.linkedin.com/in/irfan-keshavjee/
https://www.linkedin.com/in/irfan-keshavjee/
https://www.linkedin.com/in/pamela-lamoreaux-17309567/
https://www.linkedin.com/in/larry-english-34bb315/
https://www.linkedin.com/in/campbell-mayer-7424a81b/
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Can EU competition law serve socially
balanced communities?

1. Introduction

The European housing landscape is at a critical
juncture. For a long time, the convergence of
rising property prices, stagnant wages, and
the financialisation of real estate have pushed
the “dream of ownership” out of reach for
many Europeans. However, the crisis has now
climbed the income ladder. It is no longer just
the most vulnerable groups who are struggling.
Middle-income households are increasingly
priced out of the private markets in cities from
Amsterdam to Dublin.

As Member States look for ways to intervene,
they find themselves colliding with a formidable
gatekeeper: EU Competition legislation. The
tension between market liberalization and the
social necessity of “balanced communities”
has sparked a debate on whether the
current framework is fit for purpose, or if a
radical “opt-out” is required to restore the
broad-spectrum social housing models that
successfully fostered social cohesion in the
mid-20™" century.

2. The gatekeeper: TFEU and
the state aid framework

At the heart of the issue lies the Treaty on the
Functioning of the European Union (TFEU).
Under EU law, housing is generally treated
as a commercial activity. Consequently, any
government subsidy, cheap land transfer,
or tax break provided to housing providers
is classified as “State Aid.” To prevent
governments from giving “unfair” advantages
to public providers over private developers, the
European Commission strictly limits who can
benefit from subsidized housing.

Historically, the Commission has defined the
target group for social housing narrowly:
“disadvantaged citizens or socially less
advantaged groups”. This creates a legal
ceiling. If a Member State tries to offer
affordable housing to the middle class, private

developers can file complaints, alleging that
the state is “distorting the market”.

3. A case study in constraint:
The Dutch experience

The most striking example of this legal
friction is the “Dutch Case.” For years, the
Netherlands operated a “unitary” housing
market where non-profit housing associations
(woningcorporaties) housed a wide social
spectrum, with social housing making up over
30% of the total dwellings. However, following
a 2007 complaint by institutional investors,
the European Commission ruled that Dutch
state aid was only compatible with the internal
market if it was strictly targeted at a specific
disadvantaged group.

By 2011, this forced the Dutch government to
implement rigid income caps—initially around
€33,000 per year—and mandate that 90%
of vacant social units be reserved for this
group. The result was the “residualization”
of the sector: middle-income earners were
suddenly too “rich” for social housing but
remained too poor for the private market,
leading to a “squeezed middle” and increased
social segregation in neighborhoods that once
thrived on diversity.

4. The 2026 SGEI revision

Recognizing the widening affordability gap,
the European Commission recently launched
a public consultation to overhaul the Service of
General Economic Interest (SGEI) Decision. This
revision is a pivotal attempt to rewrite the rules
to fit the current economic/societal reality.

The proposed 2026 updates offer a slight
reprieve by moving beyond the “most
vulnerable” tag to include broader “affordable”
categories. This is a significant conceptual
shift, acknowledging that the market is failing a
much larger section of society. However, these
new powers come “shackled with bureaucratic
strings.” Key constraints include:

“ By Saskia Van Balen

B Compensation caps: Aid is often capped
at €20 million per project, (a figure that
is very low comparison to the capital
required for large-scale urban regen-
eration).

M Rigid durations: Mandating 20-year
affordability terms can be too short for
long-term social stability, yet the report-
ing requirements to maintain these terms
are very complex.

This creates a trap: the complex rules allow
governments to help some people, but the
administrative burden and narrow definitions
prevent the kind of large-scale public
investment needed to actually move the needle
on national housing shortages.

5. The case for the “broad”
model: learning from the past

To understand what has been lost, one must
look at the “broad” affordable housing models
used in the UK and parts of Europe until the
1980’s. In these systems, affordable housing
was not a “safety net” for the poor; it was a
choice for a wide social spectrum.

By mixing low-income families with middle-
income professionals in the same developments,
states created balanced communities. This
policy ensured that neighborhoods remained
economically diverse and resilient. When
housing is reserved only for the “most
vulnerable,” affordable housing projects often
become detached from the broader economic
life of the city. Critics have argued that EU rules
trap countries into only acting when markets fail
completely. However, because private housing
is becoming unaffordable for most people, this
“market failure” is now the normal situation.

6. The path forward

The central question for the future of
European housing is one of sovereignty
versus standardization. Proponents of
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the SGEI overhaul argue that clear “legal
guardrails” are necessary to prevent states
from wasting public money on projects that
private developers could handle. They believe
the 2026 updates empower Member States to
tailor investments to unique local needs while
maintaining a level playing field.

However, housing advocates suggest that
housing should be treated as a fundamental
right rather than a commodity subject to
competition law. They argue that an “opt-out”
or a significantly broader “SGEI” definition
would allow for a “tenure-blind” approach,

where the state can build at scale for all income
levels, effectively cooling the entire market
rather than just subsidizing the bottom 10%.

7. Conclusion

The 2026 SGEI revisions represent a step toward
acknowledging the reality of the modern housing
crisis, but they may not go far enough. As long
as EU legislation views middle-income social
housing as a “market distortion” rather than a
social necessity, the goal of creating balanced,
sustainable communities will remain elusive.
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If Europe is to ensure that an affordable home
is no longer a luxury, it must decide whether
it trusts the market to eventually provide, or
if it is time to allow Member States the legal
freedom to build for the many, not just the few.
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Established in 1914, the International Union for
Housing Finance (IUHF) is a worldwide networking
organisation that enables its members to keep up-
to-date with the latest developments in housing
finance from around the world and to learn from
each other’s experiences.

How does the Union do this? By communicating!

Th e U n i 0 n d oes The Union runs a website - www.housingfinance.org. Please pay a visit!

The Union publishes a quarterly journal, Housing Finance
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The Union organises a World Congress every two years

d Iffe re nt Ways The Union actively participates in events related to key housing finance

issues around the world

The Union facilitates the exchange of information and
networking opportunities between its members
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