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EXECUTIVE SUMMARY

Housing is a core element of Namibia's social and economic progress. It not only provides shelter
but also drives economic activity, generates jobs, supports city development, attracts domestic
investment, strengthens financial markets, and enhances household well-being. Since Namibia's
independence in 1990, the government has invested heavily in expanding housing access through
national policies, specialized institutions, financing schemes, and public housing programs. These
efforts have improved housing institutions and increased the availability of formal housing. However,
Namibia still faces significant housing challenges. Factors such as rapid urbanization, population
growth, rising household numbers, limited serviced land, infrastructure issues, higher construction
costs, affordability problems, and lack of long-term financing have overwhelmed the formal housing
sector. Consequently, informal settlements grow, housing costs rise, and many households lack
access to adequate, secure, and affordable homes. This study argues that Namibia's housing
challenge is fundamentally a systemic problem rather than just a construction shortfall. Housing
provision is affected by an interconnected system including land management, spatial planning,
infrastructure, housing finance, institutions, regulations, capital markets, and delivery mechanisms.
Deficiencies in any of these areas hinder the overall performance of the housing sector. Employing
a systems-based, policy-focused analytical approach, the study reviews Namibia's housing sector's
performance, evaluates current policies and institutions, considers housing affordability, estimates
the national backlog, and proposes an integrated framework aimed at transforming the sector into a
coordinated, diversified, and financially sustainable system.

Based on data from the 2023 Population and Housing Census, national housing statistics, financial
sectorreports, institutional reviews, and international best practices, this study offers one of the most
comprehensive evaluations of Namibia's housing sector since Independence. A key contribution is
the introduction of an updated methodology for calculating the national housing backlog. Instead of
only counting households in informal settlements, it uses the Modified Housing Requirement Method,
which combines the housing shortage with estimated replacement demand for inadequate homes.
This method results in a national housing planning backlog of about 270,318 units, including a
shortage of 39,030 units and an estimated replacement need of 231,288 units, offering a more
inclusive and policy-relevant understanding of national housing needs than previous estimates.

The study introduces the Namibia Housing Affordability Indicators (NHAI), a comprehensive
framework that assesses housing affordability by combining indicators like household income,
housing prices, mortgage access, housing supply, and pressures from informal settlements. These
indicators offer policymakers a practical tool to track affordability trends and assess the success of
housing policies over time. The results suggest Namibia's housing issues stem more from
fragmentation within the housing value chain than from a lack of new construction. Despite ongoing
public investment and numerous housing programs, challenges persist due to poor coordination
among land administration, infrastructure, housing finance, institutional roles, regulatory systems,
and capital mobilization. Analyzing prior efforts, including the Mass Housing Programme, shows that
while progress has been made, institutional fragmentation, infrastructure delays, limited funding,
regulatory inefficiencies, and implementation issues have lessened their long-term effects.

Building on these findings, the study introduces a Diversified National Housing Market Framework
that broadens housing delivery beyond traditional homeownership. This framework incorporates
formal housing construction, serviced land provision, incremental housing, affordable rental options,
rent-to-own schemes, upgrading informal settlements, social housing, and community-based
programs into a unified national system. Recognizing that households vary in income, affordability,
and tenure preferences, the framework offers multiple pathways for effective, inclusive housing
delivery. To support this diverse approach, the study also suggests a comprehensive National
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Housing Finance Architecture designed to attract long-term domestic and international capital for
investments. This architecture combines government funding, commercial and development finance,
pension funds, insurance, collective investment schemes, capital markets, and public-private
partnerships into a coordinated financing ecosystem. It illustrates how innovative financial tools,
including housing bonds, infrastructure bonds, mortgage-backed securities, securitization, liquidity
facilities, investment funds, and blended finance, can significantly enhance the scale, sustainability,
and efficiency of housing finance in Namibia, reducing reliance on annual government budgets.

The study further recommends comprehensive institutional and regulatory reforms to enhance
coordination across the housing value chain. Key suggestions include modernizing national housing
agencies, creating a more integrated institutional framework, upgrading land administration,
speeding up infrastructure projects, boosting municipal capacity, expanding housing finance options,
improving regulatory processes, and fostering better collaboration among the central government,
local authorities, financial institutions, private developers, and investors. These reforms aim to
develop a housing system that can deliver more units at lower costs, ensuring affordability, financial
viability, and long-term sector sustainability. The main conclusion is that Namibia's housing issues
cannot be solved through isolated programs or just increasing construction. Sustainable solutions
require building a cohesive national housing system that addresses land, infrastructure, finance,
institutions, regulation, delivery, and capital mobilization all at once. By updating the housing backlog
estimate, applying a multidimensional affordability framework, diversifying delivery models, creating
an integrated finance system, and implementing broad institutional reforms, this study offers a
practical roadmap for policymakers, local authorities, financial institutions, investors, and
development partners. The goal is to transform Namibia's housing sector into a coordinated, diverse,
and investment-ready system that can gradually close the estimated 270,318-unit backlog while
making housing a driver of inclusive economic growth, urban development, and national prosperity.
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GLOSSARY OF ACRONYMS
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Ht

IPPR
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Lt
MHP
MoF
MURD
MWT
NDP
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NHAG
NPC
NSA
NSX
PHC
PHF
PPP

Auditor-General of Namibia

Bank of Namibia

Build Together Programme

Central Business District

City of Windhoek

Construction Sector Capacity (in the housing delivery equation)
Development Bank of Namibia

Debt-Service Ratio

Housing Finance Access (in the housing delivery equation)
Flexible Land Tenure Act (Act No. 4 of 2012)

Gross Domestic Product

Government Institutions Pension Fund

Governance and Institutional Coordination (in the housing delivery equation)

Annual Housing Delivery / Housing Outcomes (in the housing delivery

equations)

Infrastructure Finance Capacity (in the housing delivery equation)

Institute for Public Policy Research (Namibia)

Legal Assistance Centre (Namibia)

Serviced Urban Land Availability (in the housing delivery equation)

Mass Housing Programme

Ministry of Finance (Namibia)

Ministry of Urban and Rural Development (Namibia)
Ministry of Works and Transport (Namibia)
National Development Plan

National Housing Enterprise

National Housing Advisory Group

National Planning Commission

Namibia Statistics Agency

Namibian Stock Exchange

Population and Housing Census
Presidential Housing Task Force

Public—Private Partnership
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Rt Rental Housing and Urban Densification (in the re-engineered housing

equation)
SOE State-Owned Enterprise
SPV Special Purpose Vehicle
Ut Informal Settlement Upgrading (in the re-engineered housing equation)
UN United Nations

UN-Habitat  United Nations Human Settlements Programme

URPA Urban and Regional Planning Act (Act No. 5 of 2018)
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PART I: THE CONTEXT

This part lays out the conceptual, analytical, and methodological groundwork for the study. It places
Namibia's housing issue within the broader context of national socioeconomic progress and clarifies
that housing encompasses more than building homes. Instead, the study views housing as a
cohesive system in which land administration, infrastructure, housing finance, institutions,
regulations, and delivery work together as parts of a single housing ecosystem. This section also
clarifies the study’s scope and aims by detailing the research problem, goals, and anticipated
contributions. It reviews existing knowledge on housing systems, affordability, finance, land
development, infrastructure, and policy to establish the research’s theoretical basis. Finally, it
describes the research design and methodology, including the analytical framework, data sources,
assumptions, and approach used to investigate Namibia's housing sector.

This part includes three chapters. Chapter 1 outlines the study by providing the background, problem
statement, research objectives, expected contributions, and the overall structure of the report.
Chapter 2 reviews existing literature on housing systems, affordability, finance, land development,
infrastructure, and policy, establishing the theoretical and conceptual framework guiding the analysis.
Chapter 3 details the research design and methodology, covering the approach, data sources,
analytical framework, assumptions, and limitations. Together, these chapters form the core of the
study's intellectual and methodological foundations. They clarify the research problem, describe the
research process, and set the conceptual perspective for analysing Namibia's housing sector. This
groundwork prepares readers for Part ll's empirical assessment, which examines the scope and
nature of Namibia's housing challenges.
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CHAPTER 1: INTRODUCTION

A well-functioning housing sector is essential for sustainable economic growth, social and financial
inclusion, poverty alleviation, and better living standards. Housing is more than just a basic human
need; it acts as a productive economic asset that encourages investment, job creation, deepens
financial markets, supports infrastructure projects, promotes urban expansion, and helps households
build wealth. Its broad connections with construction, manufacturing, financial services, and local
governments create significant multiplier effects that boost national economic growth. On the other
hand, limited access to affordable, secure, and well-situated housing hampers productivity, sustains
poverty and inequality, and restricts broader socioeconomic progress. Since Namibia gained
independence in 1990, successive government administrations have prioritized housing as a key
national development goal. Notable progress has been made through national housing policies,
specialized housing institutions, increased housing financing, legal framework and land reforms, and
public housing initiatives. Among these, the Mass Housing Programme (MHP), launched in 2013,
was the country's mostambitious effort to speed up housing delivery by combining public investment,
institutional reforms, and private sector partnerships.

Despite various efforts, Namibia still faces a substantial housing shortage with a rising housing
backlog. Factors such as rapid urbanization, continuous population growth, more households
forming, shortages of serviced land, rising construction and infrastructure costs, decreasing housing
affordability, and limited access to long-term finance have all contributed to the gap outpacing formal
housing production. The 2023 Population and Housing Census confirms that these issues have
worsened over the past decade, leading to more informal settlements, affordability struggles, and
strain on urban infrastructure and public services. These problems indicate that Namibia's housing
challenge goes beyond merely lacking housing units; it reveals systemic weaknesses across the
entire housing delivery system. Effective housing delivery relies on coordinated land administration,
infrastructure, financing, construction, regulation, institutional collaboration, and capital mobilization.
Weaknesses in any of these areas hinder the whole system’s performance. Therefore, improving
housing outcomes requires understanding how these interconnected components influence each
other. This study uses a systems-based, policy-focused approach to analyze Namibia's housing
sector. Instead of looking at housing policy, affordability, finance, or institutions separately, it views
the sectoras an integrated ecosystemwhere demand, affordability, land development, infrastructure,
finance, governance, regulation, and delivery are interconnected and shape housing outcomes.
Using data from the 2023 Census, national housing statistics, financial sector info, institutional
evaluations, and international insights, the study creates a comprehensive framework to understand
Namibia's housing issues and explore practical policy options.

This study makes key contributions to housing policy research and practice. It first offers a thorough
empirical evaluation of Namibia's housing sector and introduces the Namibian Housing Affordability
Indicators (NHAI), a multidimensional measure of housing affordability. Next, it revisits Namibia's
housing backlog using recent census data and a broader understanding of housing needs, showing
that unmet demand exceeds traditional estimates. The study also reviews past housing programs
and government-supported housing bodies to identify structural and institutional barriers to progress.
Lastly, based on these insights, it suggests a diversified housing market, a practical implementation
framework, and a National Housing Finance Architecture to attract long-term investments, improve
institutional coordination, and enable sustainable, large-scale housing delivery.
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This study argues that Namibia's housing problem is primarily a systems challenge, not just a
construction problem. Achieving sustainable housing improvements will require more than just
building more housing units; it necessitates strengthening institutions, expanding access to serviced
land and infrastructure, enhancing housing affordability, modernizing housing finance, mobilizing
long-term capital, and integrating all parts of the housing value chaininto a cohesive national system.
By using this systems approach, the study aims to offer an evidence-based framework to support
long-term housing policies, inform investment choices, and foster a more inclusive, affordable, and
sustainable housing sector in Namibia.

1.1. Problem Statement

More than thirty-five years after gaining independence, Namibia still faces a significant and
worsening housing challenge despite ongoing public investment, comprehensive housing policies,
and the creation of specialized housing institutions. Successive governments have launched various
initiatives aimed at increasing access to formal housing, improving housing finance, boosting
institutional capacity, and promoting land development. Although these efforts have led to some
progress, they have not kept pace with rapid urbanization, sustained population growth, increased
household sizes, rising construction and infrastructure costs, declining housing affordability, and
growing demand for adequate housing. As a result, Namibia continues to deal with a large housing
backlog, expanding informal settlements, shortages of serviced land, infrastructure deficits, and
limited access to affordable housing finance. The 2023 Population and Housing Census offers an
opportunity to reassess the scale of Namibia's housing challenge using fresh, empirical data. Based
on detailed analysis of this data, the study estimates the national housing planning backlog at around
270,318 units. Unlike previous estimates that mainly considered observable housing deprivation,
this figure includes both the quantitative shortage of housing units and the estimated replacement
demand caused by inadequate housing stock. This broader approach provides a more
comprehensive and policy-relevant understanding of the housing needs necessary to work towards
universal access to adequate housing.

Namibia is embarking on a new economic transformation phase, fueled by substantial investments
in sectors like oil and gas, green hydrogen, mining, logistics, manufacturing, tourism, and strategic
infrastructure. These changes aim to boost economic growth, urbanization, labor mobility, and
household formation, leading to higher demand for housing, serviced land, rental options, and urban
infrastructure. If housing systems are not strengthened and investments in land, infrastructure, and
housing finance do not increase significantly, the existing housing backlog could grow, putting more
strain on cities, local authorities, and national development goals. This study contends that Namibia's
housing issueis primarily a systems challenge rather than just a matter of constructing more houses.
The main obstacle is not only the limited number of housing units built but also the disjointed nature
of the entire housing delivery system. Aspects such as land administration, spatial planning,
infrastructure development, housing finance, capital markets, institutional frameworks, regulations,
and housing delivery processes operate with minimal coordination. As a result, gains in one area of
the housing value chain are often hindered by delays or problems elsewhere, impacting the overall
efficiency, scalability, and sustainability of housing provision. Although past policies and programs
have produced some positive results, they mainly targeted specific elements of the sector instead of
addressing the housing system as a whole. Institutional disunity, poor infrastructure funding, limited
capital mobilization, regulatory inefficiencies, and implementation hurdles have collectively
undermined the impact of housing efforts, despite significant public spending. Given this context, the
main issue explored in this study is:
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How can Namibia transform its housing sector into an integrated, diversified, investment-
ready, and financially sustainable housing system capable of delivering adequate and
affordable housing at the scale required to meet both current and future housing needs?

To address this problem, the study undertakes a comprehensive assessment of Namibia's housing
sector, analyzing demand, affordability, financing, institutional effectiveness, government initiatives,
delivery systems, and the regulatory framework. It introduces the Namibia Housing Affordability
Indicators (NHAI), calculates the current backlog based on the 2023 Population and Housing
Census, examines existing housing institutions and programs, and suggests a diversified housing
market, along with a National Housing Finance Architecture and institutional reform plan. These
recommendations offer a practical guide for transforming Namibia's housing sector into a
coordinated, efficient, and financially sustainable system. The goal is to gradually reduce the
estimated backlog of 270,318 units while promoting inclusive economic growth, urban development,
and long-term national prosperity.

1.2. Research Objectives
Primary Objective

This study's main goal is to conduct a thorough evaluation of Namibia's housing sector and create
an integrated policy framework. The aim is to transform the sector into a coordinated, diversified,
investment-ready, and financially sustainable system that can deliver affordable housing at scale.
The approach uses a systems-based perspective, analyzing how housing demand, affordability, land
development, infrastructure, finance, institutional setups, regulations, and delivery processes
interact. This helps identify practical reforms to support long-term sector transformation.

Specific Objectives
The study seeks to achieve the following objectives:

i. Assess the performance and current state of Namibia's housing sector

To analyze the structure and performance of Namibia's housing sector by examining housing
demand, housing supply, demographic trends, urbanization, housing affordability, informal
settlements, serviced land availability, infrastructure provision, and the national housing
backlog.

ii. Develop a comprehensive assessment of housing affordability

To evaluate housing affordability using multiple affordability indicators and develop the Namibia
Housing Affordability Indicators (NHAI) as a multidimensional framework for measuring and
monitoring housing affordability in Namibia.

ili. Evaluate Namibia's housing policies, programmes and institutions

To critically assess the effectiveness of existing housing policies, government housing
programmes and housing institutions in supporting sustainable housing delivery, and identify
the institutional, financial, regulatory and governance constraints affecting sector performance.

iv. Develop a diversified housing delivery and finance framework

To design a diversified national housing market supported by an integrated implementation
framework and a National Housing Finance Architecture that strengthens institutional
coordination, expands housing finance, mobilizes long-term investment, improves land and
infrastructure delivery, and broadens affordable housing opportunities across different income
groups.
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v. Develop evidence-based policy recommendations

To formulate practical policy recommendations that improve housing affordability, strengthen
institutional capacity, modernize housing finance, mobilize public and private investment,
enhance housing delivery, and support the long-term transformation of Namibia's housing
sector.

1.3. Expected Contribution of the Study

This study significantly advances Namibia's housing sector by enhancing understanding, supporting
evidence-based policies, and suggesting practical reforms to improve housing delivery. lts
contributions span conceptual, empirical, analytical, policy, institutional, and practical domains,
offering a comprehensive framework to develop a coordinated, diverse, and financially sustainable
housing system in Namibia.

Conceptual Contribution

This research enhances the conceptual understanding of housing by shifting away from the
traditional view that links housing delivery solely to building dwelling units. It treats housing as an
interconnected system where land management, infrastructure, finance, institutions, regulations,
capital markets, and construction work together to shape housing outcomes. This systems-oriented
approach offers a wider analytical lens for examining the root causes of Namibia's housing issues
and identifying necessary reforms.

Empirical Contribution

This study offers one of the most thorough empirical evaluations of Namibia's housing sector to date.
Using data from the 2023 Population and Housing Census, it revisits the national housing backlog
with an expanded definition of housing need, which includes quantitative shortages, informal
settlements, overcrowding, poor housing conditions, insecure tenure, and affordability issues.
Additionally, the study introduces the Namibia Housing Affordability Index (NHAI), a multidimensional
measure designed to assess housing affordability and support ongoing monitoring, policy analysis,
and data-driven decision-making.

Analytical Contribution

A major contribution of the study is the development of an integrated analytical framework that
combines empirical assessment, housing affordability analysis, structural constraint analysis, policy
evaluation, and housing finance analysis within a single systems-based approach. Rather than
examining housing issues independently, the framework demonstrates how interactions across the
housing value chain collectively influence housing delivery and long-term sector performance.

Policy and Institutional Contribution

The study offers an evidence-based framework to enhance Namibia's housing sector by focusing on
institutional reform and better policy coordination. It assesses the effectiveness of current housing
policies, programmes, and institutions, identifying structural barriers that hinder housing delivery.
The report proposes reforms aimed at improving governance, institutional coordination, regulatory
efficiency, and implementation capacity. These recommendations lay a more solid foundation for
shaping future national housing policies.
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Housing Finance Contribution

Acknowledging that sustainable housing depends on consistent access to funding, the study
proposes a National Housing Finance Architecture that combines public finance, private
investments, and capital market tools within a unified financing system. This framework illustrates
how mobilizing long-term domestic savings, institutional funds, and innovative financial strategies
can enable large-scale affordable housing projects while enhancing the financial viability of the
housing sector.

Practical Contribution

Beyond diagnosis, the study offers a practical roadmap for transforming Namibia's housing sector. It
suggests creating a diversified national housing market supported by an implementation framework
that combines various housing delivery channels, institutional reforms, and financing mechanisms.
Along with the policy recommendations, these proposals give government bodies, local authorities,
financial institutions, private developers, institutional investors, and development partners a realistic
plan to gradually reduce the housing backlog while enhancing the sector's long-term performance.

Overall Contribution

This study's main contribution is the idea that Namibia's housing issue is primarily a systems
problem, not just a construction one. Achieving lasting improvements in housing delivery goes
beyond building more houses; it involves coordinated reforms in land management, infrastructure,
housing finance, institutional strength, regulation, and capital raising. By combining empirical data,
innovative analytical methods, institutional changes, diverse housing options, and sustainable
finance within a unified policy framework, the study offers a comprehensive plan to transform
Namibia's housing sector into a more inclusive, resilient, and investment-ready system that supports
long-term socioeconomic growth.

Structure of the Study

The study is divided into five interconnected sections, each building on the previous one to create a
comprehensive overview of Namibia's housing sector and propose an integrated transformation
framework. It logically advances from setting the research context, to analyzing the housing issues,
diagnosing the root causes of inadequate housing delivery, designing a new housing delivery and
finance model, and ultimately offering practical policy recommendations.

Part I: The Context (Chapters 1-3)

The first part establishes the groundwork for the study. Chapter 1 presents the research by detailing
the background, problem statement, objectives, expected contributions, and overall structure.
Chapter 2 reviews existing literature on housing systems, affordability, finance, land development,
infrastructure, and policy, establishing the theoretical and conceptual basis. Chapter 3 describes the
research design and methods, covering data sources, analytical framework, assumptions, and
limitations.

Part ll: Understanding Namibia's Housing Challenge (Chapters 4-8)

The second part provides a comprehensive assessment of Namibia's housing sector and quantifies
the extent of the housing challenge. Chapter 4 delivers an empirical analysis, covering housing
demand, supply, demographic trends, urbanization, and overall sector performance. Chapter 5
explores housing affordability from various angles, while Chapter 6 introduces the Namibia Housing
Affordability Index (NHAI), a multidimensional tool for assessing affordability. Chapter 7 examines
the structural issues behind Namibia's housing delivery system's underperformance, and Chapter 8
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revisits the national housing backlog using data from the 2023 Population and Housing Census,
providing an updated estimate of housing needs.

Part lll: Diagnosing the Housing Delivery System (Chapters 9-10)

The third section explores why earlier housing initiatives fell short of expectations. Chapter 9
provides a critical review of the Mass Housing Programme (MHP), examining its successes,
shortcomings, and lessons for future policies. Chapter 10 assesses how government-backed
housing agencies perform, highlighting ongoing challenges related to institutional structure, finances,
governance, and implementation that hinder effective housing delivery.

Part IV: Designing a New Housing Delivery and Finance System (Chapters 11-13)

The fourth section outlines the study's proposed framework for transforming Namibia's housing
sector. Chapter 11 discusses a Diversified National Housing Market that broadens housing options
beyond traditional homeownership by incorporating various delivery channels. Chapter 12 details
the implementation framework necessary to put this model into practice, covering institutional roles,
phased rollout plans, and delivery strategies. Chapter 13 introduces a National Housing Finance
Architecture, showing how public funds, private investments, capital markets, and long-term
institutional capital can be mobilized to support large-scale, sustainable housing development.

Part V: The Way Forward (Chapters 14-15)

The concluding section translates the study's findings into actionable policy steps. Chapter 14 offers
detailed policy recommendations on institutional reform, housing finance, land administration,
infrastructure development, regulatory modernization, and diverse housing delivery methods.
Chapter 15 wraps up the study by summarizing key findings, emphasizing its contributions to housing
policy and practice, and outlining strategic reforms needed to make Namibia's housing sector more
coordinated, affordable, investment-ready, and financially sustainable.

Overall Flow of the Study

The study follows a logical progression in which each part builds upon the previous one:

Part ‘ Focus Key Question Answered
Part | (Chapters 1-3) The Context What is the housing challenge, and how will
it be analyzed?

Part Il (Chapters 4-8) Understanding Namibia's How serious is the housing problem, and
Housing Challenge how can it be measured?

Part Il (Chapters 9—10) | Diagnosing the Housing Why have previous housing interventions
Delivery System not solved the problem?

Part IV (Chapters 11-13) | Designing a New Housing What should Namibia do differently to
Delivery and Finance deliver housing at scale?
System

Part V (Chapters 14-15) [ The Way Forward What policy actions are required to

transform the housing sector?
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CHAPTER 2: LITERATURE REVIEW

2.1. INTRODUCTION

Namibia, like many African countries, continues to face a persistent and complex housing challenge
characterized by a shortage of affordable housing, inadequate living conditions in informal
settlements, and rapid urban population growth. However, Namibia’s housing sector also reflects
important progress compared with many housing sectors on the continent. The country has
developed a relatively structured policy and institutional framework, maintained an active housing
finance sector, implemented public housing programs, and introduced various interventions to
improve access to servicedland, formal housing, and homeownership. Despite meaningful progress,
more work is required to close the housing backlog, expand the delivery of serviced land, strengthen
housing finance mechanisms, improve affordability, and transform housing delivery into a coherent,
scalable, and inclusive system.

The housing situation in Namibia and many other African countries poses a pressing development
challenge, marked by poor housing quality, slow construction, infrastructure deficits, and high levels
of material waste, particularly in the low-income housing sector (Mathe, 2018; Tipple, 2015). Housing
crises are common across both developed and developing economies, though their causes and
manifestations vary by country. Literature consistently identifies three central, interconnected
dimensions of housing crises: housing shortages, housing affordability, and housing finance
constraints (UN-Habitat, 2011; World Bank, 2015; Angel, 2012). These dimensions interact to shape
housing outcomes, especially in rapidly urbanizing economies where demand pressures outstrip the
capacity of housing delivery systems. This chapter reviews key insights from global housing studies
and draws lessons relevant to Namibia’s housing system.

Rather than a highly theoretical discussion, this review adopts a policy-oriented approach, focusing
on practical insights and empirical findings that explain why housing markets fail and which
interventions are most effective. This approach aligns with contemporary housing policy literature,
which emphasizes understanding housing systems as integrated frameworks involving land,
infrastructure, finance, governance, and institutional coordination rather than isolated housing
projects (UN-Habitat, 2011; World Bank, 2015; Bertaud, 2021). Comparative housing studies further
argue that fragmented interventions often fail because housing outcomes are shaped by broader
urban systems, including planning regimes, infrastructure financing, and land market efficiency
(Kemeny, 1995; Stephens, 2020).

Namibia’'s housing challenge, characterized by scarce serviced land, infrastructure backlogs,
worsening affordability, and expanding informal settlements, reflects patterns widely observed
across rapidly urbanizing economies in Africa and other developing regions (Huchzermeyer, 2022;
Fox, 2014). However, international research shows that persistent housing failure is rarely explained
by a simple lack of housing projects. Instead, it is driven by the structure and functioning of housing
delivery systems, particularly the interaction among land markets, infrastructure provision, housing
finance, construction capacity, and governance systems (DiPasquale & Wheaton, 1994; Glaeser,
Gyourko & Saks, 2005; Saiz, 2010). When these components are misaligned or constrained, housing
systems fail to deliver at scale, even when policy attention and financial resources are present.

This chapter reviews key strands of literature relevant to Namibia’s housing challenge, focusing on
four interrelated themes: global housing crises, housing affordability, housing finance and supply
constraints, and institutional and system dynamics. The emphasis is on practical, policy-relevant
lessons that help explain the persistence of housing challenges and inform the analysis of Namibia’s
housing system in subsequent chapters (Angel, 2012; Bertaud, 2021; Neshamba, Jarbandhan, &
Mlambo, 2025).
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2.2, GLOBAL HOUSING CRISES

Housing crises are a global phenomenon affecting both developed and developing economies,
though their causes and manifestations vary across contexts. In rapidly urbanizing countries,
housing crises are driven primarily by population growth, rural-to-urban migration, rising construction
and land costs, and the inability of formal housing systems to respond at the required scale. These
pressures often lead to large housing backlogs, the expansion of informal settlements, overcrowding,
insecure tenure, and significant infrastructure deficits. Recent United Nations reporting indicates that
housing affordability has reached crisis levels globally, with up to 3 billion people struggling to afford
a place to live and approximately 1.12 billion people living in slums or informal settlements without
adequate basic services. The burden is particularly acute in Sub-Saharan Africa, where housing
costs consume a disproportionately high share of household income and informal urban living
conditions remain widespread (United Nations, 2024; United Nations, 2025).

In the African context, the housing crisis is closely linked to the structure and performance of housing
finance markets. The Centre for Affordable Housing Finance in Africa (CAHF) emphasizes that
affordable housing delivery depends not only on the number of houses built but also on whether
housing finance markets can effectively serve lower- and middle-income households. CAHF’s
Housing Finance in Africa Yearbook further shows that affordable housing solutions across the
continent are shaped by the interplay among target markets, financing mechanisms, delivery models,
land access, construction costs, and end-user affordability (CAHF, 2024).

Similarly, the African Union for Housing Finance (AUHF) positions housing finance as central to
housing-sector development in Africa. AUHF highlights the need for effective housing finance
markets, improved market efficiency, better industry practices, and coordinated interventions to
address the structural challenges that undermine functioning housing markets across the continent
(AUHF, 2024). This literature is particularly relevant to Namibia because it supports the view that
housing delivery at scale requires more than public housing programs or construction targets; it
requires a functional housing ecosystem that connects land, infrastructure, construction, end-user
finance, institutional investment, and long-term capital mobilization.

In more advanced economies, housing crises often manifest as rising house prices, declining
affordability, and mounting pressurein rental markets. Cities suchas London, New York, and Sydney
have seen house prices rise faster than household incomes, contributing to falling homeownership
rates and greater housing stress among middle-income households (OECD, 2021; Hilber, 2016). In
these contexts, housing shortages are often less about absolute supply deficits and more about
affordability and access to housing. Research in Australia, for example, shows that homeownership
rates among younger and lower-income households have declined significantly as housing prices
have risen faster than incomes (Daley, Coates & Wiltshire, 2018). Similarly, studies in the United
States and the United Kingdom highlight how rising rents, elevated property prices, restrictive land-
use regulations, and the financialization of housing have intensified affordability pressures in major
urban centers (Mehdipanah et al., 2023; Morris, 2023). The OECD further notes that housing costs
in many advanced economies have increased more rapidly than incomes over the past two decades,
placing substantial pressure on both renters and prospective homeowners (OECD, 2021).

Despite these differences, a common feature across both developed and developing contexts is that
housing systems often fail to respond effectively to demand because of structural supply constraints.
The urban economics literature emphasizes that housing outcomes are determined by the interaction
among land availability, infrastructure provision, regulatory frameworks, and household purchasing
power (DiPasquale & Wheaton, 1994; Brueckner, 2011). When land supply and planning approvals
are constrained, increases in demand, whether driven by income growth, urbanization, or expanded
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access to credit, tend to raise house prices rather than increase housing supply (Glaeser, Gyourko
& Saks, 2005). Studies of metropolitan housing markets in the United States and Europe
demonstrate that restrictive land-use regulations and slow planning systems significantly reduce
housing supply responsiveness and contribute to higher housing costs (Saiz, 2010; Cheshire &
Hilber, 2008).

Empirical studies further show that housing supply in many cities is relatively inelastic, meaning it
does not respond quickly to demand increases because of constraints on land release, infrastructure
capacity, construction bottlenecks, and planning systems (DiPasquale & Wheaton, 1994; Green,
Malpezzi & Mayo, 2005). In rapidly urbanizing regions, these constraints often lead to price
escalation rather than increased housing output, particularly in cities experiencing sustained
population growth and rising urban migration (Angel, 2012). Research by the Lincoln Institute of
Land Policy also highlights that inefficient land management systems and inadequate infrastructure
financing frequently undermine cities' ability to expand serviced urban land in response to housing
demand (Bertaud, 2021).

A key conclusion from global experience is that housing crises are rarely temporary or cyclical.
Instead, they are typically structural, reflecting persistent weaknesses in housing delivery systems.
These constraints often include limited serviced land, inadequate infrastructure financing, regulatory
bottlenecks, fragmented governance structures, and weak institutional coordination (UN-Habitat,
2020; World Bank, 2015). Comparative housing policy literature further argues that effective
responses require systemic interventions that go beyond isolated housing projects and focus on
improving the overall functioning of housing markets, urban infrastructure systems, land
administration, and housing finance ecosystems (Kemeny, 1995; Fitzpatrick & Stephens, 2008).

2.3. HOUSING AFFORDABILITY

Housing affordability has become one of the most critical dimensions of housing crises worldwide.
Even where housing supply increases, affordability constraints can prevent households from
accessing adequate housing, making affordability a central determinant of housing outcomes (UN-
Habitat, 2011; World Bank, 2015; OECD, 2021). Increasingly, housing crises are defined not only by
shortages but also by households' inability to afford available housing (King et al., 2017).
Comparative housing research shows that rising housing costs relative to income have become a
major social and economic challenge across both developed and developing economies (Stone,
2006; Mulliner & Maliene, 2013).

Many studies have established that housing is generally considered affordable when households
spend no more than 30% of their income on housing costs, including mortgage payments or rent,
utilities, and related expenses. When this threshold is exceeded, households are considered to be
in housing stress, which reduces their ability to meet other essential needs and limits long-term
wealth accumulation (Stone, 2006; UN-Habitat, 2011). In many countries, including Namibia, a
growing share of households now spends between 40% and 50% of their income on housing,
indicating severe affordability pressure (OECD, 2021; Joint Center for Housing Studies of Harvard
University, 2023). Yates and Milligan (2007) further noted that excessive housing expenditure
contributes to financial vulnerability, reduced savings, and increased household indebtedness.

The literature identifies several key drivers of declining housing affordability, including house prices
rising faster than income growth, high construction and land costs, rising interest rates, deposit
requirements, and a limited supply of affordable housing (World Bank, 2015; Glaeser, Gyourko &
Saks, 2005; Saiz, 2010). Additional studies highlight the role of restrictive planning systems, urban
land scarcity, speculative investment, and infrastructure costs in driving housing prices upward
(Hilber & Vermeulen, 2016; Bertaud, 202021). Hilber, C. A., & Vermeulen, W. (2016). A particularly
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important insight is that affordability challenges are no longer confined to low-income households. In
many countries, middle-income households are increasingly priced out of housing markets, creating
a “missing middle” segment that is excluded from both subsidized housing programs and formal
housing markets (World Bank, 2015; Shapurjee & Charlton, 2013). In the Namibian context, housing
affordability has emerged as a central structural constraint within the housing system. House prices
have increased significantly over time, with average residential property values ranging from
approximately N$865,000 to N$1.5 million (Centre for Affordable Housing Finance in Africa (CAHF),
2023), and more recent estimates indicating average house prices of around N$1.3 million to N$1.4
million, particularly in urban centers such as Windhoek (The Namibian, 2024). These price levels
place formal homeownership out of reach for many Namibians. Similar affordability pressures have
been observed across Southern African cities, where urban housing markets have become
increasingly inaccessible to ordinary wage earners (CAHF, 2023).

At the same time, income levels remain relatively low and unevenly distributed. Evidence suggests
that a significant proportion of Namibian households earn less than N$5,000 per month, while only
a small segment earns enough to qualify for mortgage finance (House Finder Namibia, 2023;
Namibia Statistics Agency, 2024). Namibia also remains one of the most unequal countries in the
world in terms of income distribution, which further intensifies housing exclusion (World Bank, 2022).
This mismatch between income levels and housing prices results in high price-to-income ratios,
indicating severe housing unaffordability.

Housing affordability issues are worsened by supply constraints. Namibia experiences a significant
shortage of serviced land and formal housing, leading to rising house prices and limited access. The
2023 Population and Housing Census estimates a backlog of about 270,318 housing units, reflecting
both the shortage and replacement needs for inadequate housing. Demand is set to grow due to
rapid urbanization, population increase, and household formation. About 29% of urban households
live in informal settlements, highlighting ongoing affordability challenges and limited access to formal
housing (Namibia Statistics Agency, 2024; Ministry of Urban and Rural Development, 2022; Zerbo,
Delgado & Gonzalez, 2020). Housing finance conditions also play a key role, further complicating
affordability. Although mortgage lending in Namibia is relatively developed compared to other African
countries, access is restricted by income thresholds, interest rates, and sometimes deposit
requirements (CAHF, 2023). Research shows that mortgage access strongly depends on stable
income and collateral, which excludes many low- and middle-income households in developing
economies (Warnock & Warnock, 2008). Data from the Bank of Namibia indicates that residential
mortgage lending has been stagnant for about 21 months, pointing to decreasing borrower
affordability and limited housing finance access.

In addition to the above, rental markets have also faced increased pressure. Rising urban demand,
combined with a limited formal housing supply, has contributed to elevated rental costs in cities such
as Windhoek, where many households spend 30% to 40% or more of their income on rent, placing
them under housing stress (CAHF, 2023). Similar trends have been observed internationally, where
constrained housing supply and rising urbanization have increased rental burdens among urban
households (OECD, 2021; Ronald & Dewilde, 2017).

Collectively, these factors indicate that housing affordability in Namibia is not a marginal issue but a
system-wide constraint that limits access to housing, weakens effective demand, and perpetuates
informal settlements. Addressing affordability is therefore central to resolving Namibia’s housing
challenge, as improvements in supply alone will not necessarily translate into better access without
corresponding improvements in affordability, access to housing finance, and income growth
(Bertaud, 2021; Angel, 2012).
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2.4, HOUSING FINANCE AND SUPPLY CONSTRAINTS

Housing finance plays a crucial role in expanding access to housing by allowing households to
spread the cost of housing over time. However, the literature consistently shows that expanding
access to finance alone does not resolve housing shortages, particularly in contexts where supply-
side constraints remain binding (World Bank, 2015; UN-Habitat, 2011; Warnock & Warnock, 2008).
Comparative housing finance research demonstrates that well-functioning mortgage markets can
improve housing access only where sufficient housing supply and serviced land exist (Rim, 2024).
When housing supply is constrained by limited land availability, infrastructure bottlenecks, or
regulatory barriers, increased access to credit tends to raise house prices rather than increase
housing output. This reflects low housing supply elasticity, in which housing markets respond to
increased demand primarily through price increases rather than increased construction (Glaeser,
Gyourko & Saks, 2005; DiPasquale & Wheaton, 1994; Saiz, 2010). In such environments, credit
expansion can unintentionally worsen affordability by inflating property prices without significantly
increasing the number of housing units. Housing market research further highlights that the real
constraint in many contexts is not construction capacity alone but the broader housing delivery
pipeline, which includes land servicing, infrastructure provision, planning approvals, and institutional
coordination (Bertaud, 2018; Angel, 2012). These components are jointly necessary inputs:

e Land without infrastructure is not buildable
¢ Finance without serviced land leads to price inflation
e Construction capacity without approvals remains underutilised

This systems perspective explains why single-instrument interventions, such as expanding mortgage
finance or subsidizing construction, often fail to achieve scalable housing outcomes. The
development finance literature reinforces this point by emphasizing that infrastructure is a critical
enabler of housing delivery. Basic services such as water, sanitation, roads, electricity, and
stormwater systems are essential for making land suitable for housing development (World Bank,
1993; UN-Habitat, 2011). However, infrastructure investment is often constrained by limited
municipal financing capacity, weak local revenue bases, and reliance on short-term public budgeting
frameworks (Peterson, 2009; Smoke, 2013). Studies on urban development in Africa further show
that infrastructure deficits significantly constrain the expansion of the formal housing supply and
increase urban informality (Fox, 2014; Huchzermeyer, 2011).

In the Namibian context, these constraints are particularly evident. Local authorities are responsible
for land servicing but often lack the financial capacity to invest in bulk infrastructure at the scale
needed to meet demand. As a result, the supply of serviced land remains limited, contributing to
rising land prices and constrained housing delivery (Ministry of Urban and Rural Development, 2022;
Namibia Statistics Agency, 2022). Research on Namibia’s urban development challenges similarly
highlights that delays in land servicing, weak municipal finances, and infrastructure backlogs remain
major obstacles to housing expansion (Pendleton, 2014).

At the same time, Namibia’s housing finance systemiis relatively well developed compared to many
African countries, with a formal banking sector actively providing mortgage finance (CAHF, 2023).
However, access to this finance remains concentrated among higher-income households because
of income requirements, affordability tests, deposit thresholds, and formal employment conditions.
International evidence suggests that mortgage finance systems in developing economies often
exclude large segments of the population working in informal or low-income sectors (Buckley &
Kalarickal, 2006). As a result, mortgage finance exists but cannot translate into large-scale housing
delivery because supply-side conditions, particularly serviced land and infrastructure, remain
constrained (CAHF, 2023). This misalignment between housing finance and supply conditions helps
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explain why Namibia’s housing system has struggled to scale. Expanding finance in isolation has
not led to proportional increases in housing output but has instead contributed to price increases and
affordability pressures.

More broadly, this evidence suggests that housing systems in many developing countries, including
Namibia, struggle to scale because the enabling conditions for housing delivery, such as land,
infrastructure, finance, planning systems, and regulatory processes, are not adequately financed or
coordinated (Angel, 2012; Bertaud, 2021). Addressing housing shortages therefore requires an
integrated approach that aligns housing finance with supply-side capacity, particularly in
infrastructure financing, land servicing, and institutional coordination. Contemporary housing policy
literature increasingly argues that sustainable housing delivery depends not only on increasing
capital flows into housing finance but also on strengthening the entire housing ecosystemin which
housing production occurs (Stephens et al., 2020; OECD, 2021).

2.5. INSTITUTIONAL AND SYSTEM CONSTRAINTS

A growing body of literature emphasizes that housing delivery must be understood as a systemrather
than a series of isolated projects. Effective housing systems require alignment across the entire
housing value chain, including land acquisition and servicing, infrastructure provision, housing
finance, constructionand development, regulatory approvals, and end-user affordability (UN-Habitat,
2011; World Bank, 2015; Angel, 2012). Comparative urban development research further argues that
housing outcomes are shaped by the interaction of institutions, markets, infrastructure systems, and
governance arrangements rather than by housing construction alone (Bertaud, 2021; Kemeny,
1995). When these components are fragmented or poorly coordinated, housing delivery systems
struggle to operate efficiently and fail to deliver outcomes at scale.

In practice, housing delivery depends on the simultaneous functioning of these interdependent
components. Land must be serviced before construction can begin; infrastructure must be financed
and installed; finance must be accessible to both developers and end-users; and housing must
ultimately be affordable to households. When one component lags or fails, it constrains the
performance of the entire system. This explains why housing shortages persist even in contexts
where significant investments have been made in individual parts of the system (Stephens, 2020).
Research on urban housing systems similarly shows that fragmented governance and weak
coordination across institutions often reduce the efficiency and scalability of housing delivery
(Healey, 2006).

Recent World Bank literature on urban land issues in Sub-Saharan Africa further identifies land
governance as a binding constraint on urban development. It highlights that rapid, often unplanned
urbanization, land-use conflicts, weak tenure security, and inadequate land administration can
undermine governments’ ability to respond effectively to urban growth. Applied to housing, this
means that delays in land administration, unclear tenure arrangements, and weak land servicing
systems can increase development costs, delay infrastructure provision, limit mortgageability, and
reduce households’ ability to use land as effective security for housing finance (World Bank, 2024).
Systems theory and constraint-based modeling offer useful insights into this problem. These
approaches suggestthat complex systems aretypically constrained by their most binding bottleneck,
and that improvements elsewhere in the system do not translate into overall improvement unless
that constraint is addressed (Meadows, 2008; Sterman, 2000; Goldratt, 1990). Applied to housing,
this implies that:

e Expanding mortgage finance without serviced land leads to price inflation rather than to
increased housing supply
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¢ Increasing construction capacity without infrastructure provision results in project delays and
underutilized capacity

e Expanding the housing supply without addressing affordability excludes large segments of
the population

This reinforces the concept of housing systems as “weakest-link systems,” in which overall
performance is determined by the most constrained component in the value chain. Similar arguments
appear in the urban economics literature, which shows that constraints on land supply, infrastructure
provision, and planning approvals can significantly reduce housing markets’ responsiveness to rising
demand (Glaeser, Gyourko & Saks, 2005; Saiz, 2010). In such systems, isolated interventions,
whether focused on finance, construction, or policy, are unlikely to produce meaningful
improvements unless the binding constraint is addressed.

The African housing finance literature likewise supports the view that housing delivery must be
understood as an ecosystem. The Centre for Affordable Housing Finance in Africa shows that
affordable housing outcomes are shaped by interactions among target markets, financing
mechanisms, delivery models, land access, construction costs, and end-user affordability. Its 2024
Housing Finance in Africa Yearbook emphasizes practical affordable housing projects across the
continent, demonstrating that delivery at scale requires coordination between supply-side delivery
and demand-side affordability (CAHF, 2024).

The African Union for Housing Finance also positions housing finance as central to housing-sector
development in Africa. AUHF emphasizes the development of effective housing finance markets and
the delivery of affordable housing across the continent. This is relevant to Namibia because it
supports the argument that housing-sector reform must go beyond public housing projects and
include developer finance, end-user finance, institutional investment, blended finance, and long-term
capital mobilization (AUHF, 2024). Political economy perspectives further explain why these
constraints persist. In many developing countries, housing policy is shaped by political priorities that
favor visible, short-term interventions, such as housing construction programs, over deeper
structural reforms involving land markets, infrastructure financing, institutional restructuring, and
governance coordination (UN-Habitat, 2011; Pugh, 2001). These reforms are often more complex,
slower to implement, financially demanding, and politically contested. As a result, governments may
repeatedly pursue housing projects that offer limited short-term relief but fail to address underlying
systemic constraints (Huchzermeyer, 2011). Studies of African urbanization further suggest that
weak institutional capacity and fragmented governance systems frequently undermine long-term
housing delivery strategies (Fox, 2014; Watson, 2009).

In Namibia, these institutional and systemic constraints are evident in the fragmentation across land
servicing, infrastructure provision, housing finance, and affordability. Although different institutions
are responsible for each component, coordination across the housing value chain remains limited,
constraining the system’s ability to respond effectively to rising housing demand. Research on
Namibia’s urban development challenges highlights persistent delays in land delivery, infrastructure
shortages, limited municipal financing capacity, and institutional fragmentation as major constraints
to housing expansion (Sweeney-Bindels, 2015; Ministry of Urban and Rural Development, 2022).
This fragmentation contributes to delays, higher development costs, reduced affordability, and limited
scalability of housing delivery. Overall, the literature suggests that addressing housing crises
requires a system-wide approach that aligns all components of the housing value chain, including
land markets, infrastructure financing, planning systems, housing finance, construction capacity, and
governance arrangements (Angel, 2012; Bertaud, 2018). Without such alignment, housing systems
are likely to continue underperforming, regardless of the level of investment or policy attention given
to individual components.

Namibia's Housing Sector: Challenges, Opportunities and Policy Options Page | 21



2.6. NAMIBIA SPECIFIC LITERATURE: POLICY, PROGRAMMES, AND INSTITUTIONAL
FRAMEWORK

While global literature offers important insights into housing systems, it is equally important to
understand how Namibia’s housing challenge has evolved within its policy, institutional, and
legislative context. Namibia’s housing policy architecture has developed through a series of national
policies, delivery programs, and legislative reforms since independence. This body of local literature
provides critical insight into how housing delivery has been structured and why systemic constraints
have persisted despite repeated interventions (Republic of Namibia [GRN], 1991; GRN, 2009;
Sweeney-Bindels, 2015). Research on Namibia’s urban development trajectory further shows that
rapid urbanization, inequality, and institutional fragmentation have intensified pressure on the
country’s housing system (Frayne, Pendleton & Crush, 2004; Fox, 2014). The foundational policy
instrument is the National Housing Policy (1991), revised in 2009, which positioned the state
primarily as a facilitator rather than a direct provider of housing. The policy emphasized access to
serviced land, housing finance, and institutional support for low-income households, particularly
through decentralized mechanisms such as the Build Together Programme (GRN, 1991; GRN,
2009). This framework recognized affordability constraints early on and promoted incremental, self-
build housing approaches supported by local authorities. Similar incremental housing approaches
have been widely discussed in the international housing literature as appropriate responses to
affordability constraints in developing countries (Turner, 1976; UN-Habitat, 2011).

More recent policy developments, including the Second Revision of the National Housing Policy
(2023), continue to emphasize decentralized delivery while explicitly acknowledging persistent
challenges related to land availability, affordability, delivery capacity, and institutional coordination
(GRN, 2023). Policy analysis by the Land, Livelihoods and Housing Institute (LLHI) highlights the
ongoing gap between policy intent and actual delivery outcomes, particularly at the local authority
level, where land servicing and infrastructure financing remain binding constraints (LLHI, 2023).
Studies on Namibian urban governance similarly point to weak local authority/municipal financial
capacity and inadequate infrastructure investment as central barriers to housing expansion
(Remmert & Ndhlovu, 2018).

A second strand of Namibia-specific literature focuses on low-income housing delivery programs,
particularly the Build Together Programme. Program guidelines and administrative frameworks
outline loan structures and eligibility criteria, but oversight reports from the Office of the Auditor-
General consistently identify implementation weaknesses, including loan recovery challenges,
governance gaps, administrative inefficiencies, and limited institutional capacity at the local authority
level (Auditor-General of Namibia, various years). These findings highlight constraints in both
financing and governance within Namibia’s housing delivery system. Research on state-supported
housing programs in Southern Africa similarly finds that weak institutional capacity frequently
undermines the sustainability of subsidized housing initiatives (Huchzermeyer, 2011).

Arelated but distinct strand of Namibia-specific literature focuses on community-led housing delivery,
particularly the role of the Shack Dwellers Federation of Namibia (SDFN), supported by the Namibia
Housing Action Group (NHAG). Unlike conventional state-led housing programs, SDFN is based on
organized community savings groups, incremental housing, collective mobilization, and partnerships
with local authorities and development partners. This model demonstrates that low-income
households are not merely passive beneficiaries of housing policy but active participants in housing
delivery, land access, informal settlement upgrading, and basic service improvement. The
SDFN/NHAG experience therefore provides an important example of people-centered and
incremental housing delivery within Namibia’s broader housing system, while also revealing the
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continued dependence of such models on access to serviced land, municipal cooperation,
infrastructure support, and affordable finance (SDFN & NHAG, 2023/2024; NHAG, 2018).

A third strand concerns land tenure reform, most notably the Flexible Land Tenure Act (2012), which
introduced alternative, upgradeable tenure systems to accommodate informal settlements and low-
income households. Research by the Legal Assistance Centre (LAC) highlights both the innovation
and the implementation challenges of this system, including delays in establishing land rights offices,
limited institutional capacity, and slow operationalization of tenure reform mechanisms (LAC, 2014;
LAC, 2018). Comparative urban land literature argues that secure, upgradeable tenure systems are
essential for improving housing investment and integrating informal settlements into formal urban
systems (Payne & Durand-Lasserve, 2012). This strand is particularly important for understanding
the role of informal settlement upgrading in Namibia’s housing system.

A fourth strand focuses on planning systems and land release, particularly the Urban and Regional
Planning Act (2018), which decentralized planning and approval functions to local and regional
authorities. While intended to improve efficiency and accelerate development approvals, applied
research indicates that capacity constraints, approval delays, technical shortages, and coordination
challenges continue to slow land servicing and development readiness (LAC, 2019; Pendleton,
2014). International literature similarly identifies planning systems and land-use regulation as major
determinants of housing supply responsiveness (Glaeser, Gyourko & Saks, 2005; Saiz, 2010). This
has direct implications for the availability of serviced land, which remains a critical constraint on
Namibia’s housing delivery system.

A fifth strand examines large-scale state-led housing delivery, particularly the Mass Housing
Development Programme (2013). Although the programme aimed to significantly increase housing
supply and reduce the national housing backlog, evidence suggests it failed to scale sustainably
because of unresolved constraints in land servicing, infrastructure financing, governance
coordination, and affordability alignment (IPPR, 2017; UNAM studies; Melber, 2017). These findings
underscore the limitations of construction-led approaches when broader systemalignment is lacking.
Similar conclusions appear in the international housing literature, which argues that housing
construction programmes alone cannot succeed without parallel reforms in land delivery,
infrastructure financing, and housing affordability systems (Angel, 2012; Bertaud, 2018).

A sixth strand concerns the expansion and diversification of housing finance providers in Namibia.
Housing finance literature recognizes that a broader lender base can support housing delivery by
improving access to credit, encouraging product innovation, and creating alternative pathways for
households excluded from conventional mortgage finance. However, finance alone does not resolve
a housing crisis unless it is aligned with serviced land, infrastructure, secure tenure, construction
capacity, and affordability. CAHF therefore emphasizes that effective housing outcomes depend on
the interaction among target markets, financing mechanisms, delivery models, land access,
construction costs, and end-user affordability (CAHF, 2024).

This is evident in Namibia, where the housing finance market has expanded beyond state-supported
mechanisms such as the Build Together Programme and the National Housing Enterprise to include
established and newer banks, non-bank lenders, pension-backed housing finance, rent-to-own
models, institutional housing funds, and community-based finance. Examples include Letshego,
Bank Bic, First Capital Housing Fund (FCHF), 20Twenty Financial Solutions, the GIPF Pension-
Backed Home Loan Scheme, Rent-To-Own initiatives, the Old Mutual Namibia Affordable Housing
Fund, and the SDFN/NHAG Twahangana Fund. While this diversification reflects meaningful
progress, persistent affordability constraints, limited serviced land, and infrastructure bottlenecks
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show that Namibia’s main challenge remains aligning finance with the broader housing delivery
system.

Finally, a growing body of local research and policy analysis, including studies by the Institute for
Public Policy Research (IPPR) and the Namibia Housing Action Group, provides detailed analysis of
housing affordability, urban inequality, informal settlements, and exclusion from formal housing
markets. These studies consistently highlight the mismatch between prevailing housing delivery
models and the income realities of most Namibian households (IPPR, 2017; IPPR, 2020; NHAG,
2018). Namibia’s high income inequality, rapid urbanization, and limited formal employment
opportunities continue to constrain access to mortgage finance and formal housing markets for large
segments of the population (World Bank, 2022; NSA, 2022). The evidence from Namibia-specific
literature points to a consistent and important pattern: policy frameworks have evolved, and housing
delivery instruments have expanded, yet the underlying system remains constrained by limited
serviced land, weak infrastructure financing, affordability challenges, institutional fragmentation, and
limited coordination across the housing value chain. This supports the argument that Namibia’s
housing challenge is not merely a delivery gap but a structural systemfailure that requires integrated,
system-wide interventions rather than isolated housing programs (Pendleton, 2014; Angel, 2012;
Bertaud, 2021).

2.7. LESSONS FOR NAMIBIA

When the Namibia-specific literature is read alongside global housing evidence, it points to a clear
and consistent conclusion: Namibia’s housing shortages and challenges are not the result of
insufficient policy effort or a lack of housing programs, but rather the consequence of structural
misalignment within the housing value chain (UN-Habitat, 2011; World Bank, 2015; Pendleton,
2014). Comparative housing studies similarly show that persistent housing crises are often rooted in
weak coordination among land markets, infrastructure systems, housing finance, and governance
arrangements, rather than the absence of housing policies alone (Angel, 2012; Bertaud, 2021).

First, the evidence confirms that Namibia’s housing problems are structural and persistent, not
cyclical or temporary. Despite multiple policy reforms and delivery programs, including the National
Housing Enterprise (NHE), the Build Together Programme, and large-scale initiatives such as the
Mass Housing Development Programme, housing shortages, informal settlement growth, and
affordability challenges have persisted (IPPR, 2017; GRN, 2023). This indicates that incremental
and project-based approaches have not adequately addressed the underlying constraints within the
housing system. International literature similarly argues that housing shortages persist where
structural bottlenecks in land supply, infrastructure, and institutional coordination remain unresolved
(Glaeser, Gyourko & Saks, 2005; Saiz, 2010).

Second, housing affordability has emerged as a central constraint. Although earlier policy
frameworks recognized affordability challenges, delivery mechanisms have not adequately aligned
with the income realities of most households. As a result, large segments of the population, including
the so-called “missing middle,” remain excluded from formal housing markets (Shapurjee & Charlton,
2013; CAHF, 2023). This suggests that housing policy must move beyond housing supply targets to
explicitly address affordability through cost structures, financing models, tenure diversity, and
incremental housing approaches (Turner, 1976; Stone, 2006). Research from both developed and
developing economies increasingly shows that affordability is not only a low-income issue but also
a broader structural challenge affecting middle-income households (OECD, 2021).

Third, the evidence highlights a critical misalignment between housing finance and supply conditions.
Namibia has a relatively developed housing finance system compared with many African countries,
yet this has not translated into scalable housing delivery (CAHF, 2023). The literature shows that
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expanding mortgage finance in the absence of servicedland and infrastructure does not significantly
increase housing output but instead contributes to house price escalation and affordability pressures
(DiPasquale & Wheaton, 1994; Glaeser, Gyourko & Saks, 2005). This reinforces the need to align
financial instruments with supply-side capacity, particularly land servicing and infrastructure provision
(Lea, 2009).

Fourth, land servicing and infrastructure provision remain the most binding constraints on Namibia’s
housing system. Local authorities, primarily responsible for land servicing and urban infrastructure,
face significant financial and technical capacity limitations (Ministry of Urban and Rural Development,
2022). Without scalable and sustainable infrastructure financing mechanisms, the supply of serviced
land cannot expand at the pace required to meet growing urban demand. International urban
development literature likewise identifies infrastructure financing as a central determinant of housing
supply responsiveness in developing economies (Peterson, 2009; Smoke, 2013). This constraint
has repeatedly undermined both policy frameworks and housing programs in Namibia.

Fifth, the literature consistently identifies institutional fragmentation and weak coordination as major
constraints. Namibia’s housing delivery system involves multiple actors, including national
government, local authorities, financial institutions, developers, and community organizations, yet
coordination among these actors remains limited (Remmert & Ndhlovu, 2018; Sweeney-Bindels,
2015; LLHI, 2023). This fragmentation contributes to delays, inefficiencies, duplicated processes,
and increased development costs, ultimately constraining the system’s ability to deliver housing at
scale. Similar findings appear in the international governance literature, which argues that
fragmented institutional arrangements reduce the effectiveness of housing systems and weaken
long-term urban planning outcomes (Healey, 2006; Stephens, 2020).

Sixth, Namibia-specific evidence confirms that housing systems operate as “weakest-link systems,”
in which overall performance is constrained by the most binding element in the value chain (Goldratt,
1990; Meadows, 2008). In Namibia, this constraint has frequently been serviced land, infrastructure
financing, or affordability. As a result, expanding one component of the system, such as construction
activity or mortgage finance, has not produced system-wide improvements because the primary
bottlenecks remain unresolved. This systems perspective aligns with the broader urban economics
literature that emphasizes the interdependence of housing system components (Sterman, 2000;
Bertaud, 2021).

Finally, the studies suggest a shift in housing delivery approaches. Successful housing systems in
comparable contexts combine multiple delivery channels, including new housing construction,
informal settlement upgrading, rental housing, serviced plots, and incremental development (Angel,
2012; Huchzermeyer, 2011). Namibia’s continued reliance on formal homeownership as the
dominant housing model has constrained its ability to respond to diverse housing needs and income
realities. International experience increasingly indicates that diversified and flexible housing systems
are more effective in addressing rapid urbanization and affordability pressures (UN-Habitat, 2020;
OECD, 2021).

These lessons reinforce a central conclusion: Namibia’s housing problems cannot be resolved by
isolated interventions or by increased housing construction alone. It requires a coordinated, system-
wide approach that aligns land, infrastructure, finance, construction, governance, and affordability
within a coherent, scalable framework (Angel, 2012; Bertaud, 2021; Stephens et al., 2015). This
insight underpins the empirical analysis that follows, which seeks to identify the binding constraints
within Namibia’s housing system and assess how the system can be redesigned to deliver housing
outcomes at scale.
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CHAPTER 3: RESEARCH DESIGN AND METHODOLOGY

3.1. Research Design

This study employs a mixed-methods, policy-focused approach to explore the root causes of
Namibia's housing issues and propose practical, scalable policy interventions. Rather than analyzing
individual housing programs separately, it considers the housing sector as a holistic system shaped
by land administration, infrastructure, housing finance, construction capacity, governance, and
institutional coordination. Combining quantitative and qualitative methods, the research aims to gain
a thorough understanding of Namibia's housing landscape. Quantitative data will examine demand,
supply, affordability, demographic shifts, backlogs, and investment patterns, while qualitative
analysis will review policy frameworks, institutions, legislative systems, and housing delivery
processes. This comprehensive strategy acknowledges that housing outcomes result from the entire
system’s effectiveness, where deficiencies in land, infrastructure, finance, or coordination can hinder
overall performance. The study’s goal is to describe Namibia's housing challenges, assess the
system's ability to deliver housing at scale, and identify necessary reforms for improved performance.

3.2. Data Sources

The study utilizes various data sources to improve the analysis's reliability, validity, and credibility
through data triangulation. Evidence from multiple institutions is compared and cross-checkedtofind
consistent trends, structural connections, and areas that need more policy focus.

Table 3.1: Primary Data Sources

Data Source Purpose

National census and Analyze population growth, household formation, urbanization,
demographic data housing stock and housing backlog.

National housing studies and Assess historical housing delivery, housing demand, policy
policy reports implementation and previous housing interventions.

Municipal and local authority Examine serviced land availability, infrastructure provision, planning
data pipelines, and local implementation capacity.

Financial sector and Analyze housing finance, mortgage lending, affordability, interest
macroeconomic data rates, institutional investment and capital mobilization.

Legal, regulatory and institutional | Evaluate governance structures, housing legislation, land
frameworks administration, institutional mandates and policy coordination.
Academic literature and Provide theoretical foundations, comparative experience and
international best practice international policy lessons relevant to Namibia.

Utilizing multiple data sources allows the study to create a balanced, evidence-based evaluation of
Namibia's housing sector, minimizing dependence on any single dataset. This method enhances the
reliability of the findings and aids in forming practical policy recommendations.

3.3. Analytical Framework

The analytical framework employs a three-stage sequence that mirrors the study's overall logic.
Initially, it assesses the extent of Namibia's housing challenge, then pinpoints the structural
constraints impeding housing delivery, and finally examines policy and financing strategies to enable
large-scale housing expansion.
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Table 3.2: Analytical Framework

Stage Focus \ Purpose
Stage 1: Examines housing demand, population |Establishes the magnitude, trends and
Empirical growth, urbanization, household structural characteristics of Namibia's
Diagnosis formation, housing supply, serviced land [housing challenge and provides the
availability, housing backlog and informal |empirical foundation for the study.
settlement growth.
Stage 2: Assesses constraints across the housing [ldentifies the binding constraints that limit
Structural value chain, including land housing delivery and evaluates how
Constraint administration, infrastructure, housing weaknesses within one component affect
Analysis finance, construction capacity, the performance of the housing system as
governance and institutional a whole.
coordination.
Stage 3: Policy | Evaluates alternative policy reforms, Develops practical recommendations for
and Investment | housing finance mechanisms, investment |scaling housing delivery, mobilising
Analysis models, institutional arrangements and investment, strengthening institutions and
implementation strategies. improving long-term housing affordability.

The three analytical stages offer a clear pathway from diagnosis to policy solutions. Instead of
analyzing housing challenges separately, the framework views housing delivery as a connected
system where sustainable progress relies on coordinated reforms across land, infrastructure,
finance, construction, governance, and institutional capacity.

3.4. Policy-Oriented Analytical Framework

This study adopts a policy-oriented analytical framework rather than a purely econometric modelling
approach. The objective is not simply to measure housing trends or forecast future outcomes, but to
understand the structural factors that influence housing delivery and identify practical reforms
capable of expanding housing supply at scale. The analytical framework is guided by three
principles.

Housing delivery is treated as an integrated system

Housing outcomes are shaped by the interplay among land administration, infrastructure
provision, housing finance, construction capacity, institutional coordination, regulatory
frameworks, and household affordability. Weaknesses in any component can constrain the
performance of the entire housing delivery system.

. Sustainable housing delivery requires alignment across the housing value chain

Long-term improvements in housing outcomes depend on coordinated planning, adequate
infrastructure, accessible finance, efficientinstitutions, supportive regulatory frameworks, and
effective implementation. Sustainable housing cannot be achieved through isolated
interventions or increased construction alone.

Housing is both a social and economic system

The study recognizes housing as a basic human need while also viewing it as a productive
economic sector that supports employment, infrastructure development, financial market
growth, capital formation, and inclusive economic development. Consequently,
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improvements in housing delivery generate benefits that extend well beyond the housing
sector itself.

The analytical framework highlights why Namibia's housing systemhas traditionally underperformed
by examining structural constraints and assessing policy and financing reforms that could improve
affordability and increase large-scale housing delivery. The focus is on policy relevance, institutional
effectiveness, and practical implementation instead of short-term forecasts.

3.5. Key Assumptions and Limitations

Every research study is guided by assumptions and operates within practical limitations. This study
is no exception. The assumptions provide the conceptual foundation for analyzing Namibia's housing
sector, while the limitations acknowledge constraints relating to data availability, quality and
consistency. Recognizing these assumptions and limitations enhances the transparency, credibility
and interpretation of the study's findings.

3.5.1 Key Assumptions
The study is based on the following assumptions.

i. Housing demand is best measured through household formation

Although population growth influences housing demand, housing demand is ultimately
generated at the household level. Household formation is therefore treated as the most
appropriate measure of housing demand because each household represents a potential
requirement for a separate dwelling.

ii. Informal settlement growth reflects structural housing market constraints

The study assumes that the growth of informal settlements primarily reflects unmet demand
within the formal housing sector rather than weaknesses in planning or regulatory
enforcement alone. Expansion of informal settlements is viewed as evidence of inadequate
servicedland, insufficient infrastructure, declining affordability, insecure tenure arrangements
and limited access to housing finance.

iii. Housing delivery depends on the performance of the entire housing system

Housing delivery is assumed to be determined by the collective performance of the housing
value chain, including land administration, infrastructure provision, construction capacity,
housing finance, institutional coordination, regulatory frameworks and affordability.
Sustainable improvements are therefore unlikely to result from reforms targeting only a single
component of the system.

iv. Housing contributes to broader economic development

The study assumes that housing is both a social necessity and a productive economic sector.
Investment in housing stimulates employment, infrastructure development, financial market
deepening, capital formation and inclusive economic growth. Consequently, improvements in
housing delivery are expected to generate significant economic and social benefits beyond
the provision of shelter alone.
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3.5.2 Study Limitations

The study acknowledges several limitations that should be considered when interpreting its findings.

i. Fragmented housing sector data

Housing data in Namibia are collected by multiple institutions using different definitions,
reporting periods and methodologies. These inconsistencies may limit direct comparisons
across datasets.

ii. Variations in local authority data

Information relating to serviced land, infrastructure capacity, planning approvals and housing
delivery differs considerably across local authorities in terms of quality, completeness and
reliability. As a result, local-level findings may not fully reflect conditions throughout the
country.

iii. Use of estimated values

Where complete or consistent data were unavailable, the study relied on carefully developed
estimates and ranges rather than precise point estimates. This approach acknowledges
uncertainty while avoiding unwarranted statistical precision.

3.5.3 Mitigation of Study Limitations

To mitigate these limitations, the study uses a triangulation approach by comparing evidence from
various independent sources. Data is collected from national census records, government
publications, municipal records, financial sector reports, institutional documents, and relevant
academic literature. Cross-checking the findings helps reveal consistent trends, enhances the
reliability of analysis, and lessens reliance on any single dataset. When sources conflict, the focus
is on long-term trends, structural links, and system-wide patterns instead of isolated data points. The
study highlights uncertainty where relevant and uses the most credible, internally consistent
evidence. This method ensures thorough policy analysis while clearly indicating the limitations of the
data.

3.6. Methodological Contribution

This research advances housing policy analysis by utilizing a systems-based approach to assess
housing sector performance. Instead of focusing solely on programme outputs like the number of
houses built, it explores how elements such as land administration, infrastructure, housing finance,
construction capacity, governance, and institutional coordination interact to affecthousing outcomes.
The study combines empirical analysis, structural constraints, investment evaluation, and policy
assessment within a unified framework. This allows for examining housing issues from social,
financial, institutional, and economic viewpoints, offering a more holistic foundation for policy
formulation. Additionally, it introduces practical tools like the Namibia Housing Affordability Index
(NHAI) and the National Housing Finance Architecture, which facilitate evidence-based decisions
and future sector planning. Though tailored for Namibia, this systems approach could serve as a
valuable analytical model for other developing nations with similar housing challenges.
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PART Il: UNDERSTANDING NAMIBIA'S HOUSING CHALLENGE

The second part of the study offers a detailed empirical evaluation of Namibia's housing sector,
forming the evidence base for the rest of the study. It assesses Namibia's current housing situation
by analyzing demand and supply, demographic trends, urbanization, affordability, market
performance, and sector structure. The analysis goes beyond traditional supply measures to
consider broader economic, social, and institutional influences on housing outcomes. Recognizing
that effective policy depends on precise data, this part quantifies Namibia's housing issues using
recent national data. Drawing extensively on the 2023 Population and Housing Census, it measures
housing affordability, introduces new tools for assessing housing stress, identifies structural barriers
to housing delivery, and reexamines the national housing backlog. Overall, these analyses show that
Namibia's housing challenges go beyond simply missing dwellings, encompassing affordability
problems, poor housing conditions, informal settlements, insecure land tenure, and systemic
weaknesses in housing services.

This part comprises five chapters. Chapter 4 offersan empirical analysis of Namibia's housing sector,
focusing on housing demand, supply, demographic shifts, urbanization, market performance, and
current housing delivery status. Chapter 5 examines housing affordability by exploring the link
between household incomes, housing costs, and access to finance, emphasizing the challenges
faced by different income groups. Chapter 6 introduces the Namibia Housing Affordability Index
(NHAI), a comprehensive framework for measuring affordability and housing stress nationwide.
Chapter 7 investigates the persistent underperformance of Namibia's housing delivery system by
analyzing institutional, financial, regulatory, and structural barriers. Finally, Chapter 8 re-evaluates
Namibia's housing backlog using 2023 Census data, offering a more detailed and evidence-based
estimate of national housing needs than previous data.

These chapters collectively address a key question of the study: How severe is Namibia's housing
problem? By quantifying housing needs, examining affordability, pinpointing systemic barriers, and
reevaluating the country's housing backlog, they lay the empirical groundwork for the rest of the
research. The results show that Namibia's housing problem is both bigger than previously believed
and structurally rooted, providing the foundation for the institutional analysis in Part Ill and the
proposed reforms in housing delivery and finance outlined in Parts IV and V.
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CHAPTER 4: EMPIRICAL ASSESSMENT OF NAMIBIA'S HOUSING SECTOR

4.1. Introduction

Housing is both a vital social necessity and a key economic sector that significantly impacts national
development, employment, capital investment, financial markets, and sustainable urban growth. In
Namibia, the housing sector is crucial for fostering social inclusion, enhancing living conditions,
supporting labour mobility, and driving inclusive economic progress. Since independence, the
Namibian government has implemented various legislative, policy, and institutional measures to
expand access to adequate housing, improve housing financing, enhance land administration, and
promote homeownership. These efforts include the National Housing Development Act, 2000 (Act
No. 28 of 2000), multiple National Housing Policies, the Build Together Programme, the creation of
the National Housing Enterprise (NHE), and the Mass Housing Programme (MHP), which is the
country's most comprehensive effort to boost housing delivery through collaboration between public
and private sectors. Together, these initiatives have bolstered Namibia's housing sector and built a
strong institutional foundation for housing provision. However, the sector still faces ongoing structural
issues such as an increasing housing backlog, declining affordability, limited serviced land,
infrastructural challenges, expanding informal settlements, and restricted access to affordable
housing finance. These persistent problems indicate that Namibia's housing challenges run deeper
than supply shortages, reflecting fundamental systemic weaknesses in the national housing delivery
system.

This chapter offers a thorough empirical review of Namibia's housing sector to build the evidence
base for the rest of this study. Instead of viewing housing as just a construction activity, it adopts a
housing systems approach, recognizing that outcomes are shaped by the interplay of various
interconnected elements such as demographic shifts, urbanization, land management, spatial
planning, infrastructure, housing finance, capital, institutional capacity, regulatory policies, and
market conditions. The sector's success relies not only on the quantity of houses built but also on
how well these parts work together as an integrated system to deliver housing at scale. The chapter
explores key factors affecting housing demand and supply by analyzing population growth,
household formation, urbanization patterns, housing stock, land availability, infrastructure,
construction activity, mortgage lending, affordability, and institutional effectiveness. Special focusis
given to spatial differences in housing pressure across Namibia's urban, peri-urban, and informal
settlements, acknowledging that demand and delivery challenges vary depending on demographics,
economic activity, municipal capacity, and regional development.

The empirical assessment primarily utilizes data from the 2023 Population and Housing Census,
along with national policy documents, government reports, municipal records, specialized housing
studies, and financial sector statistics. These sources are examined to evaluate key indicators
related to housing demand, supply, land development, infrastructure, housing finance, affordability,
and institutional capacity. Together, these indicators offer a comprehensive view of Namibia's
housing sector, helping identify the structural barriers to housing delivery. Importantly, this chapter
goes beyond describing symptoms, focusing on uncovering the fundamental structural causes of
Namibia's housing problems. The evidence shows that many challenges, such as growing informal
settlements, rising land and housing costs, limited serviced land, infrastructure delays, affordability
issues, and restricted access to housing finance, are interconnected and reinforce each other across
the housing value chain.
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These findings support the main argument that Namibia's housing issues are primarily a systems
issue rather than merely a construction problem. While this chapter assesses sector performance
with empirical data, it also provides a foundation for the detailed evaluation of the Mass Housing
Programmein Chapter 9. That evaluation finds the Programme's policy vision sound but constrained
by broader institutional, financial, and systemic weaknesses within the housing sector.

The empirical findings in this chapter serve as the basis for developing key frameworks: the National
Housing Delivery System (Chapter 11), the Housing Investment Structure (Chapter 12), and the
National Housing Finance Architecture (Chapter 13). These frameworks are the main contribution of
this study, aiming to create an integrated, investment-oriented, and financially sustainable National
Housing System. This system seeks to transform housing delivery from a disjointed, programme-
based method into a cohesive national development approach. By gaining a solid empirical
understanding of Namibia's current housing sector performance, this chapter highlights the
institutional, financial, and structural reforms needed. These reforms aim to enhance housing
delivery, increase investment, improve governance, and gradually reduce the housing backlog
across the country.

4.2. Performance of the Housing Sector in Namibia (1991-2023)

An analysis of Namibia's housing sector performance using the Population and Housing Censuses
of 1991, 2001, 2011, and 2023 shows significant progress in expanding the formal housing stock
since independence. However, it also reveals that the growth of formal housing has been matched
by a substantial rise in informal housing, highlighting that housing delivery has consistently lagged
behind increasing demand. Figure 4.1 presents a longitudinal view of these trends and underscores
one of the key findings: Namibia's housing challenge is mainly a systemic delivery issue rather than
just a housing shortage. After independence, the 1991 Census recorded around 73,881 formal
dwellings and approximately 15,000 informal households. While the number of informal dwellings
was relatively small then, it signalled early pressures from urbanization and rising demand for
serviced housing. In the first decade post-independence, the government focused on building the
institutional and legislative framework for housing, including establishing and expanding the National
Housing Enterprise (NHE), implementing the National Housing Policy (1998), and passing the
National Housing Development Act of 2000 (Act No. 28 of 2000). These steps strengthened the
institutional foundation and created a policy environment to support public housing initiatives.
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Figure 4.1: Growth of Formal and Informal Housing in Namibia (1991-2023/24)
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Between 1991 and 2001, the formal housing stock grew from 73,881 to 106,594 dwellings, a roughly
44 percent increase over ten years. During this period, households living in informal housing rose
from about 15,000 to 52,000, more than tripling in size. This divergence shows that while housing
construction expanded, the rates of urbanisation, population growth, and household formation
outpaced the formal housing market’s ability to meet new demand. The trend persisted into the next
decade. By the 2011 Population and Housing Census, formal dwellings had increased further to
163,793, reflecting ongoing investment from both public and private sectors. Yet, informal housing
also grew significantly to around 74,000 households. Although the formal housing stock added over
57,000 dwellings between 2001 and 2011, informal housing continued expanding, indicating that
structural demand drivers remained stronger than the rate of formal housing delivery. The continued
existence of informal settlements despite sustained investment suggests that housing shortages are
increasingly driven by wider constraints, including limited serviced land, insufficient infrastructure,
affordability issues, restricted access to financing, and lengthy approval processes.

The most notable growth in formal housing occurred from 2011 to 2023. As per the 2023 Population
and Housing Census, Namibia's formal housing stock rose to about 251,000 dwellings, an increase
of over 87,000 units during this twelve-year span. This expansion was linked to the launch of the
Mass Housing Programme (MHP) in 2013, which has been active since 2015. Although the
Programme did not meet all its initial building goals, it played a key role in boosting formal housing
supply, fostering residential development, and attracting more investment into the housing sector. A
detailed assessment of the Programme can be found in Chapter 9. Despite the significant rise in
formal housing, informal housing grew even faster, with households living in informal dwellings
increasing from roughly 74,000 in 2011 to 217,069 in 2023, nearly tripling. As a result, between 1991
and 2023, formal housing increased by about 177,000 dwellings, while informal households surged
by over 200,000. This concurrent growth in both sectors clearly indicates that increasing housing
production alone has not been enough to fully address Namibia's housing issues.
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Figure 4.1 shows that Namibia has significantly expanded its formal housing stock since
Independence. However, this progress has been offset by rapid urbanization, ongoing household
formation, and affordability challenges, which have led to continued growth in informal settlements.
The coexistence of expanding formal and informal housing suggests that the main challenge is not
only construction capacity but also the effectiveness of the entire housing delivery system. Structural
issues such as land servicing, infrastructure financing, housing finance, institutional coordination,
regulatory efficiency, and long-term capital mobilization continue to constrain the sector's ability to
provide housing at the necessary scale. Accordingly, Figure 4.1 provides strong empirical support
for the central argument advanced throughout this study: Namibia's housing challenge is
fundamentally a housing delivery system failure rather than simply a housing construction deficit.
While substantial progress has been made in increasing the formal housing stock, sustainable
improvements will require comprehensive reforms that integrate land development, infrastructure
provision, housing finance, institutional coordination, and capital mobilization into a single,
coordinated National Housing System. These reforms form the basis of the National Housing
Delivery Framework, Housing Investment Framework, and National Housing Finance Architecture
proposed in the later chapters of this study.

4.3. Housing Backlog Trends in Namibia (2011-2026)

While the previous section showed that Namibia has greatly increased its formal housing stock since
Independence, evaluating the housing sector's performance should focus on the country's actual
housing needs rather than production numbers alone. Simply increasing the number of houses
doesn't necessarily reduce the backlog if population growth, urbanization, and household formation
rates outpace formal housing delivery. Therefore, Figure 4.2 complements Figure 4.1 by showing
how Namibia's national housing backlog estimates have evolved and how different estimation
methods have affected the measurement of housing needs. Unlike earlier figures from government
policies and reports, this figure separates historical backlog estimates from various institutions and
the revised estimate created in this study using the Modified Housing Requirement Method (MHRM).
It reveals that Namibia's housing backlog has been reported using different methods and definitions
over time, leading to significant variations in estimates used for planning. When the MHRM is applied
retrospectively to the 2011 Census data, it estimates a national housing planning backlog of 110,233
units, reflecting both the quantitative shortage and replacement needs for inadequate housing. In
contrast, the minimum observable backlog of households in informal dwellings in 2011 was 74,374
households. These figures highlight the difference between the directly observable housing need
from census data and the broader planning backlog needed for long-term policy and investment
decisions.

Beginning with the launch of the Mass Housing Programme (MHP)in 2013, government publications
increasingly adopted a national housing backlog estimate of approximately 100,000 housing units,
which later rose to about 300,000 during the National Development Plan 4 period and remained the
official planning estimate adopted in the National Housing Policy (2023). Although these estimates
informed national housing policy, no publicly available methodology has been identified that fully
explains how they were derived from census data. Consequently, while they remain valuable
historical policy references, they cannot be directly compared with the estimate developed in this
study. Using data from the 2023 Population and Housing Census, this study estimates Namibia's
national housing planning backlog at 270,318 housing units. Unlike previous estimates, the Modified
Housing Requirement Method provides a transparent and reproducible approach by combining the
quantitative housing shortage with objectively defined replacement demand.
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The resulting estimate therefore represents a comprehensive planning measure rather than a simple
count of households living in informal settlements or an unpublished policy estimate. The figure also
shows that the minimum observable housing backlog recorded by the 2023 Census, 217,318
households living in informal dwellings, is substantially lower than the national planning backlog
because it excludes replacement demand and other dimensions of housing need considered in this
study.

Figure 4.2: Evolution of The Housing Backlog (2011-2025/26)
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Figure 4.2's comparison underscores a key methodological contribution of this research. Rather than
simply providing another estimate of the backlog, the study offers a clear, repeatable framework for
measuring housing needs using future census data. The Modified Housing Requirement Method
thus enhances the consistency, credibility, and policy relevance of national housing backlog
estimates, supporting long-term planning, infrastructure investments, and housing finance efforts.
The ongoing housing backlog highlights broader structural issues across Namibia's housing system.
Factors such as population growth, rapid urbanization, rising household formation, affordability
challenges, land shortages, limited infrastructure funding, fragmented responsibilities, lengthy
planning processes, restricted access to housing finance, and sparse long-term investments have
all hindered the sector's ability to meet demand. While programs like the Mass Housing Programme
boosted formal housing supply, their lasting impact was limited by funding, governance,
infrastructure, and institutional challenges. A detailed evaluation of this Programme is available in
Chapter 9. Taken together, Figures 4.1 and 4.2 demonstrate that Namibia has made considerable
progress in expanding its formal housing stock while experiencing sustained growth in housing
demand. The evidence presented in this chapter supports the central argument of this study that
Namibia's housing challenge is fundamentally systemic rather than merely a construction problem.
Addressing the estimated 270,318-unit national housing planning backlog will therefore require more
than increasing housing production. Sustainable progress depends on establishing an integrated
National Housing System capable of coordinating land development, infrastructure provision,
housing finance, institutional reform, regulatory efficiency, and long-term capital mobilization to
consistently deliver housing at a scale that exceeds future demand.
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4.4. Regional Housing Delivery (Formal Housing Stock by Region)

After reviewing the performance of Namibia's national housing sector and tracking housing backlog
trends, it's crucial to analyze how formal housing is distributed across the country's fourteen regions.
While national housing statistics provide an overview, they often hide significant regional disparities
in housing delivery, shaped by factors such as population growth, urbanization, economic activity,
municipal capacity, infrastructure investment, and access to housing finance. Figure 4.3 illustrates
the distribution of formal housing by region based on data from the 2011 and 2023 P opulation and
Housing Censuses, offering a twelve-year perspective on regional housing progress. The data
shows that all regions experienced growth in formal housing from 2011 to 2023, indicating that
housing delivery increased countrywide during this period. Specifically, the formal housing stock rose
from 163,793 dwellings in 2011 to 251,105 in 2023, an addition of roughly 87,312 dwellings, or 53
percent, over twelve years. Despite significant progress, the rate and extent of housing development
varied greatly across regions, influenced by differences in economic development, demographic
trends, and institutional capacity.

The Khomas Region experienced the largest growth in formal housing, with Erongo following,
highlighting how Namibia's main urban and economic centers continue to attract housing
investments. Windhoek, Walvis Bay, and Swakopmund still account for a disproportionate share of
the country's employment, industrial activity, government spending, and private investment. As a
result, these regions have seen the most residential development, supported by stronger municipal
institutions, better infrastructure, and more active housing finance markets. The northern regions
such as Oshana, Oshikoto, Omusati, and Ohangwena also saw notable increases in formal housing,
reflecting ongoing population growth, expanding urban areas, infrastructure improvements, and
public-sector housing investments. However, rapid household formation and rural-to-urban migration
continue to exert pressure on housing demand, meaning that increased formal housing has not fully
addressed shortages or halted informal settlement growth. Conversely, regions like Kunene,
Zambezi, Karas, Omaheke, and Kavango West experienced slower growth in formal housing due to
lower economic activity, dispersed settlements, weaker municipal capacity, infrastructure issues,
and limited private sector investment. Consequently, housing development in these areas depends
heavily on public investment and government programs, underscoring the link between regional
economic performance and housing progress.

Comparisons between the 2011 and 2023 census data should, however, be interpreted with caution.
Kavango West was established as a separate administrative region after the 2011 Census, following
the division of the former Kavango Region. Consequently, the 2011 census statistics pertain to the
combined Kavango Region and are not fully comparable with the 2023 regional boundaries.
Similarly, apparent changes in regions such as Omaheke should be interpreted in the context of
changes in census classification, demographic shifts and settlement dynamics, rather than attributed
solely to changes in housing delivery. Overall, Figure 4.3 shows that formal housing delivery has
expanded throughout Namibia over the past decade, but growth has been geographically uneven.
Regions with stronger economic growth, higher levels of urbanization and greater institutional
capacity have generally experienced faster expansion of formal housing than those with weaker
economic bases and more dispersed populations. These findings reinforce the argument advanced
throughout this study that housing delivery is influenced not only by construction activity but also by
broader structural factors, including economic development, municipal capacity, infrastructure
investment, land availability, housing finance and institutional coordination. Achieving more balanced
regional housing outcomes will therefore require policies that strengthen regional planning, expand
serviced land, improve municipal infrastructure financing and enhance the institutional capacity of
local authorities to support sustainable housing development across all regions.
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Figure 4.3 Formal Houses in Namibia (2011 and 2023)
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The regional pattern of housing delivery clearly aligns with Namibia's economic landscape. Areas
with stronger economic growth, more jobs, better infrastructure, and higher institutional capacity tend
to expand their formal housing stock faster. Conversely, regions with weaker economic activity and
less infrastructure investment see slower housing development. These patterns indicate that housing
growth depends not just on demographic demand but also on broader regional development factors.
From a housing systems perspective, these disparities highlight that housing delivery is influenced
by multiple interconnected elements such as regional economic development, land availability,
infrastructure, municipal capacity, housing finance, and institutional effectiveness rather than just
construction activity alone. The observed spatial differences reflect variations in the overall housing
delivery system's performance, not merely construction levels. Importantly, increasing housing
production in a region alone is not enough to address the national housing challenge. Achieving
sustained improvements requires coordinated investments in serviced land, infrastructure, municipal
capacity, housing finance, and private-sector engagement across all regions. Without strengthening
these interconnected components, regional disparities and access inequalities are likely to persist.

4.4.1 Growth in Formal Housing Delivery (2011-2023)

While the previous section examined the regional distribution of formal housing stock, it is equally
important to assess the pace at which housing has expanded across Namibia's regions. Regional
housing performance can be evaluated using two complementary measures: absolute growth, which
reflects the total number of additional formal dwellings constructed, and percentage growth, which
measures the rate of expansion relative to the initial housing stock. Together, these indicators
provide a more comprehensive assessment of housing delivery performance and allow meaningful
comparisons between regions with different housing market sizes. Between the 2011 and 2023
Population and Housing Censuses, Namibia's formal housing stock increased from 163,793 to
251,105 dwellings, representing a net increase of 87,312 formal housing units, or approximately 53.3
percent over the twelve-year period.
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This demonstrates that Namibia achieved substantial progress in expanding its formal housing stock
during the intercensal period through continued investment by central government, local authorities,
the National Housing Enterprise, private developers, commercial banks and individual households.
The expansion confirms that formal housing delivery remained active throughout the period despite
economic fluctuations and institutional challenges.

Figure 4.4: Growth in Housing Delivery
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The largest increases in formal housing numbers occurred in Khomas and Erongo, driven by
concentration of economic activity, employment, infrastructure investments, and housing finance in
Namibia's main urban centers. Windhoek, Walvis Bay, and Swakopmund continue to see the most
population growth, private investment, and residential development, leading to much higher levels
of formal housing construction than other regions. The northern regions Oshana, Omusati,
Ohangwena, and Oshikoto also experienced significant growth due to rapid population increases,
urban expansion, and more public investment. When measuring housing growth by percentage, a
different pattern appears. Regions with smaller formal housing stocks in 2011 often showed the
highest proportional increases because small increases resulted in large percentages. Conversely,
Khomas and Erongo, with already large housing stocks at the start, had moderate growth rates
despite contributing the most new dwellings overall. This underscores the need to consider both the
number of new homes built and the percentage growth when assessing regional housing
performance.

Although formal housing availability increased in nearly all regions, the growth rate varied
significantly. Areas with stronger economic development, higher urbanization, and better institutional
capacity generally saw faster housing expansion compared to regions with scattered settlements,
weaker municipal systems, and less private-sector investment. These differences demonstrate that
housing delivery depends more on overall regional development conditions than on construction
activity alone.
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Special care is needed when comparing regions like Kavango West, which was created after the
2011 Census when the former Kavango Region was subdivided. As a result, direct comparisons
between census periods should be made cautiously due to boundary changes. Likewise, any
perceived decline or limited growth in specific regions should be understood in the context of
demographic shifts, settlement patterns, and census classification, rather than being solely attributed
to changes in housing delivery.

Figure 4.4 overall shows that Namibia has significantly expanded its formal housing stock since
2011. However, the variation in housing delivery across regions highlights a key conclusion: housing
outcomes are influenced not just by construction activity but also by factors such as economic
growth, land availability, municipal infrastructure, institutional capacity, housing finance, and
regulatory efficiency. Regions with stronger economies and better infrastructure tend to attract more
housing investment, whereas weaker regions lag behind in formal housing development. These
results support the proposed integrated National Housing Delivery Framework, which aims to
improve housing delivery through coordinated reforms across the entire housing value chain, rather
than relying only on increasing construction.

4.4.2 Regional Distribution of Informal Housing (2011-2023)

While the previous section highlighted notable growth in formal housing across Namibia's regions,
Figure 4.5 shows that informal housing has expanded even more rapidly. Analyzing both types offers
a fuller picture of the housing sector's performance, since they measure different aspects: formal
housing indicates the capacity of the delivery system to meet housing needs, while informal
settlement growth reflects housing demand outpacing that capacity. The spatial distribution of
informal housing thus serves as a key indicator of system performance and highlights regions under
the greatest pressure on formal housing. Data from the 2011 and 2023 Population and Housing
Censuses show informal dwellings increased from 74,374 in 2011 to 217,069 in 2023, a rise of
142,695 households or roughly 192% over twelve years. In the same period, formal housing grew
by 87,312 units. This much faster growth in informal housing indicates that despite substantial
expansion of formal housing, demand continues to outstrip supply, driven by household growth,
urbanization, and migration.

Figure 4.5 highlights that informal housing is heavily concentrated in Namibia's main urban and
economic regions. In 2023, the Khomas Region had the highest humber of households in informal
settlements, reflecting the ongoing concentration of jobs, education, government services, and
commercial activities in the Windhoek metropolitan area. Although Khomas also saw the largest
growth in formal housing, the persistent expansion of informal settlements shows that housing
demand consistently surpasses the capacity of the formal housing market. Instead of replacing
informal settlements, new formal housing has developed alongside continued informal growth.
Significant informal housing clusters are also present in Erongo, Otjozondjupa, Oshana, Oshikoto,
Ohangwena, Omusati, and Kavango East. These regions have experienced increasing urbanization
driven by mining, logistics, agriculture, manufacturing, regional trade, and expanding service sectors.
Economic growth has attracted more households seeking employment, but the supply of serviced
land, affordable housing, and infrastructure has not kept pace with this rising demand. As a result,
informal settlements have become a more common feature of regional urban development.

The spread of informal housing shows that housing informality is no longer restricted to Namibia's
main urban centers. All regions saw an increase in informal housing from 2011 to 2023, with growth
levels varying significantly. While regions like Karas, Hardap, Kunene, Zambezi, and Kavango West
had fewer informal households overall, they still experienced ongoing growth during this period. This
trend suggests that housing pressures now affect the entire country, not just a few metropolitan
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areas. Informal settlements should not be viewed solely as signs of poverty or poor housing
conditions. Instead, they are a response by households when the formal housing system cannot
meet demand for serviced land, affordable homes, housing finance, and infrastructure. These
settlements thus emerge as adaptive solutions to unmet housing needs and reveal structural issues
within the housing system. Their expansion underscores gaps in land administration, infrastructure,
finance, planning, regulation, and institutional coordination.

Figures 4.3, 4.4, and 4.5 collectively highlight a key empirical insight from this research. Namibia has
significantly expanded formal housing from 2011 to 2023, but informal housing has grown even more
rapidly. This concurrent increase indicates that simply boosting housing development isn't enough
to reduce informality or clear the planning backlog. Instead, the findings support the core conclusion
that Namibia's housing issues stem from systemic delivery challenges, which demand coordinated
reforms in land development, infrastructure financing, housing finance, institutional capacity, and
long-term capital mobilization, rather than focusing solely on increasing housing construction.

Figure 4.5: The Informal housing sector in Namibia (Shacks)
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4.4.3 Growth in Namibia’s Informal Housing (2011-2023)

The previous section discussed the regional distribution of informal housing, while Figure 4.6
highlights the increase in informal housing from the 2011 to the 2023 Population and Housing
Censuses. Instead of depicting the total number of households in informal settlements, the figure
shows the new informal dwellings that appeared during these twelve years. This offers a clearer view
of where housing demand has grown most rapidly and where the formal housing system has faced
the greatest pressure. Nationally, households living in informal dwellings increased by 142,695, from
74,374 in 2011 to 217,069 in 2023. This growth surpasses the 87,312 new formal dwellings built
during the same period. As a result, for every formal home added between 2011 and 2023, about
1.6 households moved into informal housing, indicating that despite significant expansion of formal
housing, demand continued to outpace the response of the formal system.

Namibia's Housing Sector: Challenges, Opportunities and Policy Options Page | 40



The Khomas Region experienced the largest absolute growth in informal housing, mainly due to the
concentration of jobs, educational institutions, business activities, and government services in
Windhoek. Rural-to-urban migration and rapid household formation continue to increase housing
demand, surpassing the supply of serviced land and affordable formal housing. As a result, informal
settlements keep expanding despite significant growth in formal housing development. Similar trends
are observed in Erongo, Otjozondjupa, Kavango East, Oshana, Omaheke, and several northern
regions, which have seen sustained economic growth, expanding regional towns, and increased
population movement driven by mining, agriculture, logistics, tourism, and public-sectorinvestments.
While economic development has created jobs and attracted newcomers, housing supply has not
kept pace, making informal settlements the main means for new households to access shelter.

Figure 4.6: Growth in Namibia’s Informal Housing Sector (Shacks)
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Although growth varied by region, all areas saw a rise in informal housing from 2011 to 2023. While
some regions, such as Karas, Hardap, Kunene, Zambezi, Omusati, Ohangwena, and Oshikoto,
experienced smaller numerical increases, they still followed the same overall trend of growing
informal settlements. This widespread growth indicates that housing informality is now a national
issue in Namibia, affecting regions with diverse demographic and economic profiles. The pattern of
informal housing expansion also highlights a link between economic development and housing
demand. Regions with rapid economic growth and job creation generally saw the largest increases
in informal settlements. This pattern does not contradict economic progress; instead, it shows that
economic growth attracts labor and encourages migration. When housing systems cannotkeep pace
with growth through serviced land, infrastructure, or affordable housing, increased economic activity
often leads to more informal settlements. Therefore, informal housing growth occurs not because
economic development is undesirable but because housing supply cannot meet rising demand. From
a housing systems perspective, the expansion of informal housing is a measurable indicator of stress
within the housing delivery system. It reflects the combined effects of insufficient serviced land,
infrastructure constraints, limited access to affordable housing finance, lengthy planning and
approval processes, affordability barriers, and fragmented institutional responsibilities. Households
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therefore respond by securing accommodation outside the formal housing market, creating parallel
housing systems that compensate for shortcomings within the formal sector.

Overall, Figure 4.6 provides compelling empirical evidence that Namibia's housing challenge
extends well beyond simply constructing additional housing units. The simultaneous expansion of
formal housing and even faster growth in informal settlements demonstrate that housing demand
continues to exceed the capacity of the existing housing delivery system. These findings reinforce
the central argument of this study that Namibia's housing challenge is fundamentally a systemic
housing delivery challenge rather than a construction deficit. Sustainable solutions will therefore
require coordinated reforms that expand serviced land, infrastructure investment, housing finance,
municipal capacity, and institutional coordination, as proposed in the National Housing Delivery
Framework and the National Housing Finance Architecture developed in the later chapters of this
study.

4.4.4 Namibia’ Formal Housing Sector Versus Informal Housing Sector (Shacks)

The earlier sections analyzed the regional patterns and growth trends of both formal and informal
housing separately. Figure 4.7 synthesizes these two aspects by contrasting the formal housing
stock with the number of informal dwellings (shacks) across Namibia's regions in 2023. This
comparison vividly illustrates the current structure of Namibia's housing sectorand shows how formal
and informal housing have developed in parallel rather than consecutively. As a result, the figure
offers valuable insights into how well the housing delivery system is meeting the increasing demand.
Nationwide, Namibia has about 251,105 formal housing units and approximately 217,069 informal
dwellings, totaling around 468,174 housing units. The relatively small gap between formal and
informal housing indicates that informal settlements are now a significant part of Namibia's housing
landscape, not just a temporary or minor issue. While formal housing remains the primary form of
accommodation across the country, the informal sector now makes up nearly half of the total housing
stock, underscoring the large unmet housing demand.

The regional analysis shows notable spatial disparities in Namibia's housing market. Khomas
Region, which has the largest amount of formal housing, also hosts the highest number of informal
homes. More households there live in shacks than in formal dwellings, highlighting Windhoek's role
as Namibia's economic, administrative, and employment center. Despite substantial formal housing
development, factors such as rapid population growth, rural-to-urban migration, rising land prices,
and limited affordability have driven the expansion of informal settlements. Consequently, even
Namibia's most active housing market struggles to meet the increasing urban demand for formal
housing. A similar trend appears in Kavango East and West regions, where informal housing
surpasses formal stock. This indicates that housing demand exceeds formal development and
reflects structural barriers like lower household incomes, limited access to mortgage finance,
shortage of serviced land, and infrastructure gaps. In these areas, informal housing serves as a vital
means for households to secure shelter when formal options are insufficient.

Unlike regions such as Erongo, Hardap, Karas, Kunene, Omusati, Oshana, Oshikoto, Otjozondjupa,
and Zambezi, which still have higher levels of formal housing compared to informal units, these areas
also exhibit a notable presence of informal housing. This indicates that efforts to formalize housing
have not yet fully addressed informality. For example, in Erongo and Otjozondjupa, the small
difference between formal and informal housing suggests rapid economic growth, where housing
supply struggles to keep pace with increased demand driven by industry, mining, logistics, and
urbanization. This highlights a key link between economic development and housing demand:
regions experiencing stronger economic growth tend to have larger formal housing inventories
alongside more informal settlements. Although it may seem contradictory, this pattern illustrates
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Namibia's housing market dynamics growth generates jobs, which attract new households, elevating
demand for housing. When infrastructure, serviced land, housing finance, and construction do not
expand proportionally, informal settlements tend to grow alongside formal housing, often
simultaneously rather than replacing each other. From a housing systems perspective, Namibia's
coexistence of substantial formal and informal sectors demonstrates that the housing challenge
extends beyond merely increasing the number of units. While the system can boost formal housing
supply, it has yet to do so sufficiently to match population growth, urban expansion, and household
formation. Persistent affordability problems continue to restrict many households from accessing
formal housing, compelling them to turn to informal options despite ongoing investments in formal
residential developments. The comparison also reveals that informal settlements are no longer just
temporary or isolated pockets of poverty; they have become a permanent feature of Namibia's
housing landscape. These settlements expose ongoing issues in land servicing, infrastructure,
housing finance, planning approvals, and institutional coordination. Their continuous growth
indicates that the formal housing sector has yet to develop the capacity to adapt effectively to
changing demographic and economic conditions.

Figure 4.7: Namibia’s Formal Housing Sector Versus Informal Housing Sector
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The findings from Sections 4.4 to 4.4.4 consistently indicate that, across Namibia's regions, formal
housing has increased substantially since 2011, while informal settlements have also expanded at
nearly the same rate. Regions experiencing the highest economic growth and urbanization have
seen increases in both formal and informal housing, suggesting that improving housing construction
alone is insufficient to address Namibia's housing challenges. Figure 4.7 reinforces the central thesis
of this study: Namibia's housing challenge is primarily systemic, not just a matter of building more
houses. Sustainable progress depends on a comprehensive housing system that simultaneously
increases serviced land, infrastructure, affordable financing, institutional investment, and diverse
housing options, ensuring that the formal housing supply always meets or surpasses future demand.
This understanding underpins the development of the National Housing Delivery Framework,
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Housing Investment Framework, and National Housing Finance Architecture discussed in later
chapters.

4.5. Conclusion

This chapter offersa detailed empirical evaluation of Namibia's housing sector, drawing on data from
the 2011 and 2023 Population and Housing Censuses, along with government reports and official
housing statistics. It analyses national housing sector performance, trends in formal and informal
housing, regional housing delivery patterns, estimates of housing backlog, and the spatial distribution
of housing across Namibia's fourteen regions. Together, these findings form the empirical basis for
understanding the scale, nature, and geographic spread of Namibia's current housing challenges.
The evidence shows that Namibia has achieved notable progress in increasing its formal housing
stock since independence. Various governments have implemented important legislative,
institutional, and policy reforms, such as the National Housing Policy, the National Housing
Development Act, the National Housing Enterprise, the Flexible Land Tenure System, the Build
Together Programme, and the Mass Housing Programme, all contributing to strengthening the
sector. Between 2011 and 2023, the formal housing stock grew from 163,793 to 251,105 dwellings,
adding 87,312 units. These results confirm significant public and private investments in expanding
formal housing.

However, empirical evidence shows that the growth of formal housing has not kept pace with
increasing demand. During the same period, the number of households in informal dwellings rose
from 74,374 t0 217,069, an increase of 142,695 households. Informal housing grew much faster than
formal housing, indicating that population growth, urbanisation, and household formation have
consistently outstripped the formal housing system's capacity. This combination of expanding formal
housing and rapidly growing informal settlements highlights that Namibia's housing issues go beyond
construction and point to deeper systemic weaknesses. This chapter introduces a revised estimate
of Namibia's national housing backlog. Using the Modified Housing Requirement Method developed
here and applied to the 2023 Census, the backlog is estimated at 270,318 units. Unlike previous
policy estimates, this approach combines the quantitative housing shortage with an objectively
defined replacement demand, offering a transparent, reproducible, and evidence-based framework
for measuring national housing needs. The study also separates this planning backlog from the
minimum observable backlog of 217,069 households in informal dwellings, providing a clearer basis
for housing policy, investment planning, and future monitoring.

The regional analysis shows that housing delivery closely tracks broader patterns of economic
development, urbanization, and institutional capacity. Regions with stronger economic growth and
expanding urban centers generally recorded the largest increases in formal housing and the most
rapid growth in informal settlements. This pattern shows that economic development, while
generating employment and attracting migration, also intensifies housing demand. When serviced
land, infrastructure, affordable housing finance, and institutional capacity fail to expand at the same
pace, informal settlements continue to grow as households seek alternative ways to access shelter.
Taken together, the empirical findings throughout this chapter reinforce the central argument of this
study: Namibia's housing problem is fundamentally a systemic housing delivery challenge rather
than simply a shortage of housing construction. The principal constraint is not the absence of housing
programs or construction activity, but the limited capacity of the housing delivery system to
coordinate land development, infrastructure provision, housing finance, institutional performance,
regulatory processes, and long-term investment at a scale capable of meeting growing housing
demand. Sustainable progress will therefore depend on comprehensive reforms that strengthen
each component of the housing value chain rather than on increasing housing production alone.
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The findings of this chapter provide the empirical foundation for the analytical chapters that follow.
Having established the scale, regional distribution and structural characteristics of Namibia's housing
challenge, the remainder of the study examines the institutional, legal, financial and governance
factorsthat constrain housing delivery. These analyses culminate in the development of the National
Housing Delivery Framework, the Housing Investment Framework and the National Housing Finance
Architecture, which together provide an integrated strategy to transform Namibia's fragmented
housing delivery system into a coordinated, investment-driven and financially sustainable National
Housing System capable of progressively reducing the national housing planning backlog while
supporting inclusive economic growth and long-term national development.
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CHAPTER 5: HOUSING AFFORDABILITY IN NAMIBIA

5.1. Introduction

Chapter 4 shows that Namibia has significantly expanded its formal housing since Independence.
From 2011 to 2023, the formal housing stock grew from 163,793 to 251,105 units, adding 87,312
new dwellings. However, housing demand still surpasses supply. Informal dwellings increased from
74,374 to 217,069 households, and our Modified Housing Requirement Method estimates a backlog
of 270,318 units. This indicates that boosting housing supply alone hasn't fully addressed Namibia's
housing issues. A key reason is that having housing available doesn't guarantee access. To
effectively reduce the backlog, new homes must be affordable, financeable, and accessible fortarget
households. Housing affordability has thus become a major obstacle. Despite the need for more
housing, many households cannot afford or finance formal housing, as costs have risen faster than
incomes.

Housing affordability generally relates to the ratio between household income and the expense of
securing and maintaining proper housing. Globally, housing is deemed affordable when total costs
covering mortgage or rent payments, municipal services, and related expenses constitute around 30
to 35 percent of gross income. When households allocate a much larger share of their income to
housing, they face housing cost burdens that hinder their ability to afford other essential needs such
as food, healthcare, education, transport, and savings. As a result, housing affordability is not just a
housing concern but also a key factor in poverty reduction, financial inclusion, household well-being,
and sustainable urban growth. Namibia's affordability issues stem from various interconnected
structural factors across the housing delivery system. Rapid urbanization, population increase, and
rising household formation drive high demand for housing in major cities. Meanwhile, shortages of
serviced land, infrastructure challenges, lengthy planning and approval procedures, rising
construction costs, increasing land prices, and higher financing costs have sharply raised the cost
of formal housing development. At the same time, household incomes have not kept pace. As a
result, many households, including a significant number of formally employed workers, find it difficult
to qualify for mortgages or buy housing through the formal market.

These affordability pressures are especially noticeable among Namibia's "missing middle"
households, those earning above the eligibility limit for government housing aid but still unable to
secure traditional mortgage loans. This group represents a vital gap in Namibia's housing market,
showing that housing exclusion extends beyond low-income families. Increasingly, middle-income
earners face affordability issues preventing access to subsidized or commercial homeownership. As
shown in Chapter 4, many of these households resort to informal settlements, further fueling housing
informality. This chapter explores housing affordability through a housing systems lens, considering
how income levels, land prices, infrastructure, construction costs, finance options, rental markets,
regulations, and institutions interact to influence affordability. It emphasizes that affordability is a
reflection of the entire housing delivery system's efficiency, not just house prices. A housing system
is deemed successful only if it provides housing that households can access, afford, and maintain
over the long term.

This chapter examines key aspects of housing affordability in Namibia, including how household
income is distributed, housing expenses, ownership types, mortgage access, rental costs, regional
differences, and financial barriers faced by various income groups. It also introduces affordability
indicators to systematically assess housing affordability and evaluates whether current policies and
financing methods meet the needs of low-, middle-, and upper-income households.
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The findings identify the scope of Namibia's housing affordability issues and serve as a foundation
for the following chapters, which explore necessary institutional, financial, and policy reformsto build
a more inclusive, efficient, and financially sustainable National Housing System.

5.2. Housing Affordability Conditions in Namibia

Having established in Chapter 4 that Namibia's housing gap has widened despite more houses being
built, this section looks at whether the formal housing market offers housing that households can
actually afford. The main idea is that simply having housing available doesn't mean it is affordable.
A housing system can produce more formal units while still excluding many households if prices,
financing, or rent are beyond their means. Therefore, affordability is a key indicator of how well the
housing system works. The data across Namibia show significant disparities between regions,
income levels, and housing types. Affordability challenges show up not only in higher prices and
mortgage costs but also in differences in housing tenure, mortgage market participation, rental
reliance, informal settlements, and regional access to formal housing. Together, these indicators
show that affordability issues are rooted deeply in the overall structure of Namibia's housing system,
not just isolated market problems.

This chapter primarily examines Namibia's formal housing market, covering freehold and sectional
titte ownership, mortgage-financed homes, outright ownership, and formal rentals. These ownership
types are the main ways households engage with the formal property system, making them key for
evaluating housing affordability in relation to housing finance and capital market growth. While
communal land tenure, customary rights, informal settlements, and self-built housing are significant,
especially in rural and peri-urban areas, they will be addressed later in the broader discussion of
housing delivery systems, not as affordability measures within the formal sector. Therefore, the
affordability analysis here emphasizes indicators like housing prices, mortgage and rental
affordability, household income distribution, housing costs, mortgage participation, registered
property ownership, and access to finance and affordable serviced land and housing. These
indicators collectively offer a thorough view of how well Namibia's formal housing market meets
households' financial realities.

The data clearly distinguish between urban and rural housing markets. Urban zones tend to have
higher mortgage participation, more reliance on rental housing, higher property prices, and
significantly larger informal settlements. Conversely, rural areas show lower mortgage penetration
and depend more on traditional, self-built, and outright-owned homes. However, high outright
ownership in rural regions does not necessarily mean housing is more affordable; many rural
dwellings are outside formal markets, not registered under mortgage systems, and often lack
municipal services. Thus, outright ownership in rural Namibia often indicates alternative tenure
arrangements rather than better access to affordable formal housing. These affordability issues
support the findings from Chapter 4. The rapid growth of informal settlements is driven not just by
housing shortages but also by many households’ inability to access the formal housing market.
Housing affordability is a key factor linking demand with delivery and highlights that Namibia's
housing challenge is systemic, requiring coordinated reforms in land development, infrastructure,
housing finance, and capital mobilization, not just increased construction.

5.2.1 Housing Tenure Patterns and Housing Affordability

Housing tenure patterns provide important insights into the functioning of Namibia's housing market
because they reveal how households access housing, participate in formal property markets and
finance homeownership. The distribution between outright ownership, mortgage-financed ownership
and rental accommodation reflects differences in household income, access to housing finance,
urbanization and financial inclusion. Consequently, housing tenure represents an important indicator

Namibia's Housing Sector: Challenges, Opportunities and Policy Options Page | 47



of housing affordability and the extent to which households are able to participate in the formal
housing system. This subsection focuses primarily on tenure arrangements within the formal housing
market, including outright ownership, mortgage-financed ownership and formal rental
accommodation. These tenure forms are directly linked to housing finance and therefore provide the
most appropriate basis forassessing affordability within the context of this study. Although communal
land rights, customary tenure, informal settlements and incremental self-built housing remain
important components of Namibia's broader housing landscape, particularly in rural areas, they fall
largely outside the formal mortgage market and are therefore not the primary focus of this
affordability assessment. Table 5.1 presents the distribution of housing tenure across Namibia,
highlighting important differences between urban and rural housing systems.

Table 5.1: Housing Patterns in Namibia

Tenure Type

Owned and fully paid off
(without mortgage)

'Namibia

43.4% (328,251
households)

Urban

32.3% (133,760
households)

Rural

56.8% (235,220
households)

Owned but not yet fully paid off
(with mortgage)

72,609 households

63,774 households

8,556 households

Rented

128,578 households

118,024 households

10,267 households

Source: Namibia Statistics Agency (2023).

The data indicate that outright homeownership remains the dominant form of housing tenure
nationally, with approximately 43.4 percent of households owning their homes outright without
mortgage debt. This represents approximately 328,251 households, suggesting that a substantial
proportion of Namibia's housing stock has been acquired through completed mortgage repayment,
self-construction, inheritance, or other non-mortgage tenure arrangements. By comparison, only
approximately 72,609 households occupy homes financed through outstanding mortgage loans,
while approximately 128,578 households rely on rental accommodation. These figures suggest that
although Namibia possesses one of the more developed mortgage markets in Sub-Saharan Africa,
mortgage penetration remains relatively limited when compared with the total number of households.
Equally significant is the large rental sector, which reflects the increasing importance of rental
housing within Namibia's urban housing market and suggests that many households are unable or
unwiling to transition into homeownership. National averages, however, conceal important
differences between urban and rural housing systems. In urban Namibia, outright ownership declines
significantly to approximately 32.3 percent, while mortgage-financed ownership and rental
accommodation become substantially more prevalent. Urban areas account for approximately
63,774 mortgage-financed households, representing almost 88 percent of all mortgage-financed
housing nationally. Similarly, more than 118,000 households occupy rental accommodation in urban
areas, accounting for the overwhelming majority of Namibia's rental market. This urban tenure
structure reflects a predominantly market-based housing system, characterized by higher land
values, more expensive housing, greater dependence on mortgage finance, and a more active rental
market. At the same time, it also illustrates the growing affordability pressures confronting urban
households. Rising property prices, increasing mortgage repayments, higher rental costs and limited
availability of affordable serviced land have progressively reduced access to formalhomeownership.
Consequently, an increasing proportion of urban households remain within the rental market or are
excluded entirely from formal housing, contributing to the continued expansion of informal
settlements discussed in Chapter 4.
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The urban data further illustrate that participation in the formal housing market increasingly relies on
access to mortgage finance. However, eligibility for mortgages remains limited by factors such as
household income, deposit requirements, debt-service ratios, employment conditions, and lending
standards. Many households, including steady middle-income earners, cannot secure mortgage
loans despite stable jobs. About 56.8% of rural households own their homes outright, while only
around 8,556 have homes financed by mortgages. Rental housing accounts for just 10,267
households, indicating that rural housing markets largely operate outside the formalfinancial system.
The dominance of outright ownership in rural areas does not necessarily mean housing is more
affordable; instead, it reflects reliance on traditional tenure systems, self-built homes, and
incremental development financed through personal savings, family labour, remittances, and local
materials. Many such dwellings are on communal or customary land, outside formal property
markets. Thus, lower mortgage finance levels in rural areas indicate limited financial inclusion and
access rather than affordability. The difference between urban and rural tenure systems shows
Namibia effectively has two distinct housing systems: urban markets characterized by formal
ownership, mortgage finance, and rentals, and rural areas marked by outright ownership, self-
construction, and customary tenure. Housing affordability manifests differently: urban areas face
rising property prices, mortgage and rental costs, and limited access to affordable finance, while
rural areas grapple with lower incomes, financial exclusion, limited banking access, and restricted
formal housing finance.

These tenure patterns support a key argument of this study: housing affordability is not determined
solely by housing prices. Instead, it results from the interplay between household incomes, housing
finance systems, land tenure arrangements, housing delivery methods, and the broader institutional
context through which households access housing. The evidence shows that Namibia's housing
market structure affects not only how households secure housing but also their ability to participate
in the formal housing sector. Ultimately, these tenure patterns reveal that Namibia's affordability
issues go beyond housing availability, involving financial inclusion, access to mortgage finance,
tenure security, and market accessibility. These insights suggest that addressing housing
affordability will require coordinated reforms across the entire housing value chain, including diverse
housing finance options, increased serviced land, alternative tenure arrangements, and housing
products tailored to the income levels and financing capacities of Namibian households.

5.2.2 Housing Tenure and Mortgage Participation by Region

The national housing tenure patterns highlighted earlier mask significant regional differences in
homeownership and housing finance access. Variations across regions in outright ownership and
mortgage-backed housing offer key insights into formal housing affordability, financial inclusion, and
household participation in Namibia's housing market. These indicators collectively show how
housing affordability differs across regions and reveal that Namibia's housing market consists of
distinct regional systems influenced by urbanization, economic growth, household income, land
tenure, and access to financing.

i. Owned and Fully Paid-Off Housing (Without Mortgage) by Region

As noted earlier, many households own homes that are fully paid and free of mortgage debt. Figure
5.1 illustrates the regional distribution of such homeowners. While high rates of outright ownership
in some regions might seem to suggest good housing affordability at first glance, in Namibia, it often
points to traditional land tenure, self-built homes, and gradual development instead of involvement
in the formal housing market. The highest outright ownership rates are in the rural northern regions:
Omusati (73.8%), Oshikoto (70.8%), Ohangwena (62.0%), and Oshana (59.0%). Similar patterns
appear in Kavango West (47.6%), Kavango East (45.4%), and Zambezi (39.1%). These areas
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typically feature communal land, customary tenure, and self-constructed housing, often obtained
through family land, inheritance, or incremental building rather than mortgage financing.
Consequently, high outright ownership in these regions does not necessarily imply greater housing
affordability; instead, it reflects housing practices largely outside formal property and financial
systems. Many fully paid-off homes on communal land are not mortgage-eligible assets and are
excluded from formal housing finance markets.

In contrast, the more urbanized and economically developed regions of the country have significantly
lower rates of outright ownership. Erongo (22.5%) has the lowest rate, followed by Kunene (25.3%),
Omaheke (28.4%), and Khomas (28.8%). These regions usually feature more established property
markets, higher land prices, and a greater dependence on formal housing finance. Notably, the low
outright ownership in Khomas underscores Windhoek's highly commercialized housing sector,
where homeownership mainly relies on long-term mortgage financing rather than outright purchases.
Overall, the distribution of outright ownership suggests that tenure patterns are closely linked to
regional differences in land tenure systems, financial inclusion, and housing market development.
Regions with higher outright ownership tend to participate less in the formal housing market, whereas
those with lower outright ownership depend more on mortgage financing and formal property
transactions.

Figure 5.1: Owned and Fully Paid Off Housing (Without Mortgage) by Region
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ii. Owned but Not Fully Paid-Off Housing (Mortgage-Financed Ownership) by Region

Unlike rural homeowners who often own homes outright without debt, most urban households in
Namibia still have mortgaged properties. Figure 5.2 shows how mortgage-financed homes are
distributed across regions. Owning a home with a mortgage is an important indicator of household
participation in Namibia's formal housing finance system, reflecting their ability to access long-term
credit for homeownership. Nationally, approximately 9.6 percent of households live in homes that
are still under mortgage, meaning they haven't been fully paid off. Although Namibia boasts one of
the most developed mortgage markets in Sub-Saharan Africa, overall mortgage participation
remains modest compared to the total number of households, indicating that many still find formal
housing finance out of reach. Mortgage ownership is most prevalent in the country's more urbanized
regions, with Khomas at 14.8 percent, Erongo at 14.7 percent, Hardap at 14.2 percent, and
Otjozondjupa at 11.9 percent. These regions generally have higher formal employment rates,
stronger household incomes, better access to banking, and more active property markets, which
increase the likelihood of households qualifying for and utilizing formal mortgage financing.
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The concentration of mortgage finance in these regions reflects the link between economic growth
and housing finance. Mortgage lending tends to be associated with formal employment, stable
household income, secure land rights, and active property markets. Consequently, regions with
stronger economic activity generally show higher levels of participation in formal mortgage systems.
Conversely, mortgage penetration is considerably lower in many rural areas. Kavango West and
Ohangwena both have about 4.6 percent, while Oshikoto (3.9 percent) and Omusati (3.8 percent)
report the lowest levels of mortgage-financed homeownership. These results highlight that large
portions of the rural population remain outside formal housing finance, due to lower incomes, limited
banking infrastructure, customary land tenure, and a prevalence of incremental self-built housing.
This regional split in mortgage finance underscores the existence of two distinct housing systemsin
Namibia: urban areas where mortgage-dependent homeownership exists within formal markets, and
rural areas where ownership is mainly through outright purchase, self-construction, and customary
tenure outside conventional financial systems. As a result, mortgage finance accounts for only a
small part of Namibia's overall housing market and cannot alone solve the country's broader
affordability issues.

Regional patterns indicate that housing affordability depends on multiple factors beyond just housing
prices, including land tenure systems, access to financial services, household income, employment
opportunities, and institutional development. Improving affordability requires a diverse housing
finance ecosystem that incorporates methods such as incremental housing loans, rent-to-own
programs, shared-equity schemes, housing cooperatives, microfinance for housing, and other
initiatives aimed at reaching households outside traditional mortgage markets. Figures 5.1 and 5.2
show that regional housing affordability cannot be judged solely by property prices or household
income but is shaped by the interplay of tenure arrangements, housing finance, land administration,
and regional economic growth. These insights reinforce that solving housing affordability issues
demands reforms across the entire housing system, not just the mortgage sector.

Figure 5.2: Owned but Not Yet Fully Paid Off (With Mortgage %) by Region
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5.2.3 Rental Dependence and Housing Stress

Rental housing has become a crucial part of Namibia's housing landscape, especially in major cities.
As property prices, land costs, and mortgage payments rise, many households either cannot afford
to enter the formal homeownership market or choose not to, making rental housing their primary
option. While renting provides mobility and flexibility, its growing use also signals rising affordability
challenges in the formal housing sector. Consequently, rental dependence is a key indicator of
housing stress and of access to affordable homeownership. Nationwide, about 17 percent of
households live in rental accommodations, with significant regional variation influenced by
urbanization, economic development, labor mobility, housing supply, and market conditions. The
highest rental dependence is in Erongo (42.6%), followed by Khomas (27.2%) and Oshana (20.5%),
while rural areas typically have much lower levels. Figure 5.3 illustrates the regional distribution of
rental dependence across Namibia. This pattern indicates a strong relationship between rental
housing and urbanization, with areas of higher economic activity, industrial growth, and employment
rates tending to rely more on rental accommodations. This connection underscores rental housing’s
role in supporting labor mobility and inward migration, and in providing homes for those unable to
purchase property in expensive urban markets.

Erongo has the highest dependency on rentals nationwide, with about 42.6% of households renting.
This is driven by the region's unique economic sectors, including coastal urban areas, mining, ports,
logistics, tourism, and manufacturing, which attract a flexible workforce. This increases rental
demand and raises property prices. Limited affordable homeownership options also highlight the
importance of rental housing. Similarly, Khomas, where Windhoek is situated, shows high rental
reliance. As Namibia's administrative, commercial, and financial hub, Windhoek draws many internal
migrants seeking jobs, education, and opportunities. Yet, the rapid growth in housing demand has
outpaced the supply of serviced land and affordable homes. Higher land prices, rising construction
costs, increased property values, and stricter mortgage requirements have made owning a home
more difficult, leading many households to stay in rental housing longer—often out of necessity
rather than preference.

Figure 5.3: Rental Dependence by Region
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The growing reliance on rental housing in Namibia highlights more than just changing preferences;
it reveals major affordability issues in cities. While renting is an important alternative to owning a
home, depending on it long-term can result in higher costs, less security, and fewer opportunities to
accumulate wealth through property. For many Namibians, renting has become a permanent
housing solution rather than a temporary fix. From a systemic perspective, increased rental
dependence signals housing stress rather than greater choices. When households can't afford to
buy, the rental market takes up the demand that the owner-occupied sector cannot meet. This trend
underscores the broader failure of the housing system to offer affordable pathways to formal
homeownership.

These findings have important implications for policy. Rental housing should be seen not only as a
temporary step toward ownership but as a permanent and essential element of Namibia's housing
infrastructure. Policies should encourage a diverse, professionally managed rental sector alongside
affordable homeownership options. This could include promoting investment in affordable rentals,
institutional rental schemes, rent-to-own programs, and public-private partnerships to improve rental
quality and create pathways to ownership. The regional patterns of rental reliance emphasize a
central theme of this study: Namibia's housing affordability challenges are driven by broader
structural issues, not merely rising property prices. The increased reliance on rentals stems from
factors such as urbanization, housing supply, land access, housing finance, and household income.
Addressing housing stress requires comprehensive reforms that improve affordability for both
homeowners and renters within a unified National Housing System.

5.3. Drivers of Housing Affordability Pressures

Housing affordability in Namibia is shaped by demographic changes, urbanization, household
income, land and infrastructure availability, housing costs, and access to finance. These factors
influence regions and households differently based on population density, urban growth rates, local
economic activity, purchasing power, and how well regional and local housing systems can meet
increasing demand. This section examines key structural factors that affect households’ ability to
access formal, affordable, and adequate housing. While mainly focusing on formal urban markets, it
also recognizes that affordability problems appear in communal, informal, and incremental housing
systems. In urban areas, affordability issues often arise from rising land prices, mortgage payments,
and rents, whereas in rural areas, they are generally connected to low, irregular incomes, limited
housing finance access, and exclusion from formal property markets.

5.3.1 Urbanization, Population Concentration and Housing Demand

Population growth, urbanization, and the clustering of economic activity significantly influence
housing affordability in Namibia. Demand for housing is unevenly spread across the country,
primarily concentrated in regions and urban centers that provide jobs, education, public services,
commercial opportunities, and transport links. When the supply of housing, serviced land, and
infrastructure does not keep pace with demand, it leads to increased land values, higher property
prices and rents, and growth in informal settlements. Figure 5.4 shows how Namibia’s population is
unevenly distributed among its fourteen regions. Khomas has the largest population, around 494,605
residents, largely due to Windhoek’s role as the country’s administrative, commercial, and financial
hub. Following is Ohangwena with about 337,729 people, then Omusati with approximately 316,671.
Other relatively populous regions include Erongo (approx. 240,206), Oshana (230,801),
Otjozondjupa (220,811), and Kavango East (218,421). The figure shows that population size alone
doesn't fully explain housing affordability issues. Regions like Ohangwena and Omusati have large
populations but remain mostly rural with communal land tenure, traditional housing, and incremental
self-builds. In these areas, affordability problems mainly stem from lower household incomes, limited
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access to formal housing finance, and poor infrastructure, rather than high property prices.
Conversely, Khomas and Erongo combine high population densities with urbanization, formal
employment, and vibrant economic activity. These conditions create strong demand for formal
housing, rentals, servicedland, and municipal services. Due to concentrated demand in limited urban
land markets where supply can't quickly respond, affordability issues are more severe. Khomas
exemplifies this: Windhoek attracts many Namibians seeking jobs, education, and health services.
Yet, development of serviced land and affordable housing hasn't matched population growth, putting
ongoing pressure on the formal housing sector, raising property prices, rental reliance, mortgage
burdens, and fueling informal settlement expansion.

Figure 5.4: Regional Population and Share of Namibia’s Population
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Erongo faces similar challenges, particularly in Walvis Bay and Swakopmund. The region's growth,
fueled by port activities, logistics, mining, tourism, manufacturing, and emerging energy projects,
continues to draw workers and businesses. While these opportunities increase housing demand,
they also strain the limited land, services, and affordable housing options. Without proactive
investments in housing and infrastructure, ongoing economic growth could worsen affordability
issues. Data shows that urbanization itself isn't the root cause of housing unaffordability; rather, the
housing system can't keep pace with urban expansion. When the development of serviced land,
infrastructure, rental options, and affordable ownership lags behind population growth, higher prices
and housing exclusion result. This distinction is crucial for policy. Since households tend to move
toward areas with jobs and services, population concentration in these regions is likely to persist.
The goal isn’t to hinder urban growth but to improve the housing system’s ability to anticipate and
support this trend. This requires coordinated spatial planning, faster land development, infrastructure
upgrades, diverse rental and ownership options, and housing finance aligned with household
incomes. Figure 5.4 highlights that Namibia’s housing affordability issue is linked to the geographic
distribution of people and opportunities, but its severity depends on how effectively the housing
supply system responds. Urbanization increases demand; affordability problems occur when land,
infrastructure, housing, and finance don’t keep pace with needs.
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5.3.2 Serviced Land and Infrastructure Constraints

In Namibia, the key factor influencing housing affordability on the supply side is the availability of
serviced land and proper infrastructure. Developing formal housing involves more than just having
land; it requires careful planning, surveying, legal approval, and connection to essential services
such as roads, water, sewerage, electricity, drainage, and municipal utilities. Without completing
these steps, land cannot be considered ready for development or capable of supporting large-scale
housing projects. This issue is especially relevant in Namibia, where although there may be vast
land in geographic terms, there remains a significant shortage of land that is legally developable,
well-serviced, and affordable for households. Consequently, the main housing constraint is not a
lack of land overall, but a scarcity of land that meets these development and service criteria in areas
with high housing demand. Many local authorities face significant financial, institutional, and
technical challenges that constrain their ability to expand bulk infrastructure and provide serviced
land at the pace required by urban growth. Municipalities must finance major investments in water,
sewerage, roads, electricity, and stormwater systems before releasing residential plots for
development. Yet limited municipal revenue, difficulty accessing long-term capital, rising
construction costs, aging infrastructure, and competing service demands often cause delays. This
shortage of serviced land limits housing supply and increases the costs of land and completed
homes. Figure 5.5 shows the uneven pattern of urbanization across Namibia and highlights where
infrastructure and serviced-land pressures are most likely to be concentrated. At the national level,
about half of Namibia's population lives in urban areas, but urbanization rates vary widely across
regions. Khomas has the highest urbanization rate at 98.3%, followed by Erongo at 90.0%. Hardap
is at 74.3%, Otjozondjupa at 62.9%, and //Kharas at 62.5%. In contrast, Kavango West has only
8.5%, Omusati 11.1%, Ohangwena 14.6%, and Oshikoto 18.4%, indicating that these regions are
still mainly rural.

The graph shows that housing demand and infrastructure pressure are concentrated in a few highly
urbanized areas. Khomas and Erongo are particularly significant because they combine high
urbanization with strong economic activity, inward migration, and growing household sizes. In these
regions, housing demand also increases the need for municipal water, sanitation, electricity, roads,
and other urban services. When infrastructure development and land servicing lag behind this
demand, the supply of formal housing becomes limited, directly affecting affordability. As
development-ready land becomes scarce, competition drives up land prices and the costs of housing
development. Developers often pass these higher costs for infrastructure, planning, finance, and
compliance onto buyers through higher prices or rents. As a result, even new houses may be
unaffordable for many low- and middle-income households. The limited availability of serviced land
also hampers the housing market's ability to respond to rising demand. Ideally, higher demand
should lead to more land development and increased housing supply. However, in Namibia, delays
caused by infrastructure bottlenecks, planning hurdles, and limited municipal funding often slow this
process. Consequently, increased demand results in higher land prices, house prices, and rents,
rather than a surge in affordable housing options. This trend is especially evident in Windhoek,
Walvis Bay, and Swakopmund, where the growth in formal housing demand outpaces the availability
of affordable, serviced land. As a result, the gap widens between land and housing costs and
household incomes. Households unable to afford formal plots, mortgage-based homes, or rental
markets are increasingly driven toward informal settlements, backyard dwellings, shared
accommodations, and incremental self-builds.
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Figure 5.5: Urbanization Rate by Region
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In Namibia, land and infrastructure constraints affect housing affordability differently in urban and
rural areas. In urban centers such as Khomas and Erongo, high demand, alimited supply of serviced
land, rising land prices, and higher development costs primarily drive affordability challenges. By
contrast, rural regions often have more land available, but households face other challenges,
including low incomes, poor infrastructure, customary land rights, and limited access to formal
housing finance. This means rural land availability doesn't guarantee access to formal, serviced, and
financeable housing. From a housing systems perspective, simply building more houses won't
improve affordability unless land, infrastructure, and municipal services are expanded together.
Without scaled, sustainable funding for these foundational elements, increased mortgage or
developer investment could intensify competition for limited land and push prices higher. Therefore,
addressing serviced-land constraints also requires infrastructure financing. Local authorities need
long-term, sustainable funding mechanisms, such as dedicated infrastructure funds, municipal loans,
bonds, development support, and public-private partnerships, to finance infrastructure before
housing development, rather than relying solely on plot sales, current revenue, or irregular
government transfers.

Overall, Figure 5.5 emphasizes that Namibia's housing affordability issue is strongly linked to
urbanization patterns and the limited capacity of land and infrastructure systems to adapt. Urban
growth increases housing demand, but a shortage of serviced land drives up property prices, rents,
and informal settlements. To improve affordability, it is essential to coordinate infrastructure
expansion, speed up land servicing, and release development-ready land at a scale and cost that
match household incomes.

5.3.3 Mortgage Installments and Housing Finance Stress

Mortgage repayments are a key indicator of housing affordability in Namibia's formal market. As
shown earlier, urbanization, population density, and shortages of serviced land increase housing
demand and constrain supply, driving up house prices and mortgage payments for households.
These mortgage costs reflect broader housing market trends and are a vital measure of how
affordable formal homeownership remains. Namibia has one of the most advanced mortgage
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systems in Sub-Saharan Africa, with commercial banks providing long-term loans to qualified buyers.
However, greater mortgage availability hasn't always improved affordability. In areas where serviced
land is scarce and housing supply is slow to respond to demand, more mortgage credit can raise
purchasing power without increasing the housing stock. This often leads to higher property prices
and larger loans, rather than better affordability. Figure 5.6 shows average monthly mortgage
payments in selected towns, highlighting notable regional differences in the cost of formal
homeownership.

Figure 5.6: Average Monthly Mortgage Instalments by Town
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The figure shows that Windhoek has the highest average monthly mortgage installment at around
N$17,491, followed by Swakopmund (N$14,608), Mariental (N$14,478), Tsumeb (N$13,243), Walvis
Bay (N$11,693), and Otjiwarongo (N$11,585). In contrast, smaller mortgage repayments are seen
in Rundu (N$7,879), Keetmanshoop (N$7,434), and Katima Mulilo (N$7,293). The fitted line's
downward trend highlights a clear spatial variation in housing finance costs across Namibia's urban
centers. These differences mainly result from diverse local housing market conditions. Towns with
stronger economic activity, higher household incomes, more employment opportunities, and more
active property markets generally have higher mortgage payments because property values and
loan sizes are larger. Administrative centers, coastal towns, mining areas, and logistics hubs tend to
have higher housing demand, leading to increased property prices and mortgage finance needs.
Windhoek exemplifies this relationship most clearly. As Namibia's main administrative, commercial,
and financial hub, the city sees ongoing inward migration and household growth. Yet, the availability
of serviced land and affordable housing has not kept pace with this demand. This mismatch has led
to rising land values, increased property prices, and larger mortgage loans, progressively making
formal homeownership less accessible for many households. Similar affordability challenges are
seen in Swakopmund and Walvis Bay, where tourism, logistics, port activities, mining, and industrial
expansion continue to drive housing demand. Although these towns have strong economic activity,
the limited supply of affordable land and housing has pushed up prices and mortgage costs.
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The data show that mortgage affordability varies widely across Namibia. However, lower mortgage
payments in smaller towns shouldn't automatically be seen as better housing affordability. Often,
lower property prices are paired with lower household incomes, fewer formal jobs, and less access
to housing finance. Therefore, affordability should be evaluated by looking at both housing costs and
household buying power, not just mortgage amounts. From a housing systems point of view, just
increasing mortgage finance won't fix Namibia's affordability issues. When land servicing,
infrastructure, and housing supply are limited, more mortgage credit mainly boosts purchasing power
without increasing housing supply. This can lead to higher property prices and mortgage debt, not
more affordable homes. Mortgage finance works best when combined with a responsive housing
system that expands land and housing production.

The results support a key argument in this study: housing finance should be viewed as part of a
comprehensive housing system, not a standalone fix for the housing challenge. Enhancing
affordability needs coordinated investments in serviced land, municipal infrastructure, a variety of
housing options, and sustainable long-term financing that together boost housing supply and
demand. Without this coordination, solely increasing mortgage lending is unlikely to improve
affordability and could lead to higher household debt and more exclusion from formal
homeownership.

5.3.4 Household Income, Wage Growth and Housing Affordability

Household income significantly influences housing affordability because it determines how well
households can buy, finance, or rent formal housing without financial strain. Although previous
sections showed that urbanization, land shortages, and rising property prices increase housing
costs, affordability mainly hinges on whether household incomes grow at a similar pace. Housing
becomes unaffordable not just because of rising prices but because costs increase faster than
households' ability to pay. Figure 5.7 shows the long-term trend in average monthly wages per
employee in Namibia from 1997 to 2026. Wages rose from around N$1,444 in 1997 to about
N$13,560 in 2026, marking significant nominal wage growth. This growth sped up notably between
2003 and 2016, driven by steady economic growth, more formal employment, and higher incomes
in sectors like mining, construction, finance, logistics, government, and retail. The figure shows that
household incomes have steadily risen over the past thirty years. At first glance, this might imply that
housing affordability has gotten better. However, when looking at the mortgage repayment patterns
shown in Figure 5.6, a different story appears. Despite significant growth in nominal wages, housing
affordability has worsened because the costs for serviced land, residential property, and mortgage
finance have increased at an even faster pace in many urban housing markets.

Figure 5.7: Average Monthly Wage per Employee (1997-2026)
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Source: Ministry of Labour, Industrial Relations and Employment Creation.

This growing disparity between income growth and housing expenses explains why affordability
issues have worsened despite wage increases. In Namibia's main urban areas, households spend
a larger share of their income on housing, leaving less for essentials like food, transport, healthcare,
education, savings, and other needs. As a result, wage increases have not led to proportional
improvements in housing affordability. The link between wages and housing costs varies across
regions. Cities like Khomas and Erongo typically offer higher wages due to more formalemployment,
business activity, and industry presence. However, these higher wages are often offset by much
higher property prices, mortgage payments, and rent. Conversely, rural regions usually have lower
housing costs but also lower and less stable incomes. Affordability issues in rural Namibia mainly
stem from limited purchasing power, informal jobs, and restricted access to formal housing finance,
rather than high housing prices.

These insights show that evaluating housing affordability requires considering both wages and house
prices together. Affordability depends on how household income comparesto the total housing costs,
which include mortgage payments, rent, municipal services, and other expenses. Even if wages rise,
affordability won't improve if housing costs grow faster. The data also indicates that Namibia's
affordability issues stem from a widening gap between labour market outcomes and the housing
market. Although economic growth has boosted nominal wages, many households find the formal
housing market less accessible because housing prices outpace income growth. This imbalance
leads to lower homeownership affordability, greater reliance on rental housing, and an increase in
informal settlements.

5.3.4.1 Income and Mortgage Affordability

The link between household income and mortgage repayments is one of the clearest indicators of
housing affordability in the formalmarket. Mortgage finance allows households to spread out housing
costs over time; however, homeownership remains affordable only if monthly payments are a
manageable share of household income. The mortgage repayment patterns shown in Figure 5.8
reveal that many urban housing markets in Namibia demand significantly higher household incomes
than the national average.

For instance, Windhoek's average monthly mortgage payment is about N$17,491, while
Swakopmund averages approximately N$14,608, and Walvis Bay about N$11,693. These figures
are well above the average monthly wage shown in Figure 5.9, suggesting many households cannot
afford such mortgages with a single income. Using the widely accepted rule that housing costs
should not exceed 35% of gross income, the income needed to support these mortgage payments
in several towns is much higher than the typical earnings.

Table 5.2: Indicative Household Income Required to Support Average Mortgage Repayments

Average Monthly Mortgage Indicative Gross Monthly Household Income Required
Instalment (N$) (35% Affordability Threshold)

Windhoek 17,491 49,974

Swakopmund [ 14,608 41,737

Walvis Bay (11,693 33,409

Otjiwarongo (11,585 33,100

Katima Mulilo | 7,293 20,837
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The analysis shows that affordability pressures vary significantly across Namibia. In urban centres
with high demand, households typically have higher incomes, but housing costs are taking up an
increasing portion of their disposable income. While formalhomeownership remains possible, it often
entails substantial financial stress and higher household debt. In contrast, households in smaller
towns and rural areas face lower mortgage payments, but these are often offset by lower and less
stable incomes. As a result, rural affordability issues mainly stem from limited purchasing power and
financial exclusion rather than high property prices. The evidence suggests that Namibia's housing
affordability issues are uneven: urban areas mainly struggle with high prices and mortgage costs,
whereas rural areas are hindered by lower incomes and restricted access to formal housing finance.
Regardless of the area, the outcome is the same many people are excluded from formal
homeownership, increasing dependence on rental homes, incremental housing, and informal
settlements.

5.3.5 Housing Affordability for Middle-Income Households: Evidence from the Public Sector

The previous analysis highlighted that housing affordability depends not only on household income
levels but also on whether income growth keeps up with rising housing costs. A clear example of
this challenge is seen among Namibia's formally employed middle-income households, especially
those working in the public sector. These households have traditionally been central to the country's
mortgage market due to their stable jobs, steady incomes, and low credit risk. As a result, examining
their affordability sheds light on how accessible Namibia's formal housing market remains for
households with secure employment. Occupations like teachers, police officers, nurses, defense
personnel, and civil servants have historically formed the backbone of Namibia's mortgage market,
as their reliable salaries allow lenders to offer long-term mortgages with low default risk. However,
increasing land prices, construction costs, property values, and mortgage repayments are gradually
diminishing these households' ability to sustain homeownership, particularly in major urban areas.
Table 5.3 compares typical monthly salaries for selected public-sector roles with current mortgage
repayment levels.

Table 5.3: lllustrative Housing Affordability for Selected Public-Sector Occupations

Occupation Indicative Monthly Typical Mortgage Housing Affordability Observation

Salary (N$) Instalment (N$)

Police Officer 10,000-14,000 10,000-17,000 Mortgage repayments frequently approach
or exceed individual monthly income.

Defence Force |9,000-13,500 10,000-17,500 Formal homeownership becomes difficult
Member without additional household income.

Teacher 8,500-13,000 9,000-16,000 High housing-cost burden limits access to
conventional mortgage finance.

Note: Salary ranges are indicative and intended to illustrate affordability pressures rather
than represent all salary scales.

The comparison shows that many middle-income public-sector workers in Namibia face significant
affordability issues when trying to buy housing through the formal market. Often, mortgage payments
for urban homes are close to, or even higher than, the monthly income of individual employees.
While mortgage approval usually considers household income rather than just a single salary, this
comparison highlights how tough affordability is for many working families. The problem isn't only
about qualifying for a mortgage; when housing costs take up a large share of household income,
families have less money for essentials like food, transport, healthcare, education, savings, and other
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expenses. Additionally, high housing costs weaken household resilience to economic shocks,
increase debt risks, and limit long-term wealth building through homeownership.

Affordability issues are especially noticeable in Namibia's main urban areas, where demand for
housing consistently exceeds the availability of serviced land and affordable homes. Although public-
sector salaries have gradually increased, as shown earlier, housing prices and mortgage payments
have risen much faster. As a result, many middle-income households with formal employment find
housing less affordable, despite stable jobs and regular wage hikes. This has implications beyond
individual households, affecting the housing market's overall health. With homeownership becoming
more difficult, more middle-income households stay in the rental market longer or delay buying a
home altogether. This boosts demand for rentals and intensifies pressure on urban rental markets.
Some households are also turning to alternative housing arrangements, including:

¢ rental accommodation;

e backyard rental units;

e shared family housing;

e incremental self-construction; or
e informal housing solutions.

These responses show that housing affordability issues are not limited to low-income households
but are increasingly impacting those traditionally seen as financially stable within the formal housing
market. From a housing systems perspective, the affordability challenges faced by public-sector
workers highlight that Namibia's housing problem has moved beyond just poverty-related exclusion.
The rising difficulties encountered by teachers, police officers, defense personnel, and other
employed workers indicate that the formal housing market is failing to keep housing prices in line
with household incomes. Consequently, even households with steady employment are finding it
harder to achieve sustainable homeownership. The evidence suggests that Namibia's affordability
challenge no longer targets only the poorest; it now also affects the "missing middle" those who earn
too much for heavily subsidized housing but too little to afford market prices or qualify for standard
mortgages. This group is among the largest underserved in Namibia's housing market and shows a
growing gap between income levels and housing costs. Addressing this will require more than just
expanding mortgage credit; a diverse housing system is needed, offering products suited to middle-
income households. Possible solutions include affordable housing projects, rent-to-own schemes,
shared equity options, employer-supported housing, incremental financing, and targeted programs
specifically for "missing middle" households.

5.4. Conclusion

This chapter explored housing affordability as a key factor influencing access to formal housing in
Namibia. Building on the empirical analysis from Chapter 4, it showed that the housing issue extends
beyond just a lack of units to include households' growing difficulty in purchasing, financing, or
renting suitable housing within the formal sector. The study considered multiple aspects of
affordability, such as housing tenure, mortgage participation, rental dependence, population density,
access to serviced land, household income, mortgage payments, and the challenges faced by
middle-income households. Results indicate that affordability is affected by both demand-side
factors like rapid urbanization, household formation, and economic activity concentrated in regions
like Khomas and Erongo and supply-side issues, including limited serviced land, infrastructure
constraints, rising construction costs, and a restricted housing supply. These combined forces have
driven up land prices, property values, mortgage rates, and rentals, increasing the financial strain on
households.
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The chapter highlights that while household incomes have steadily risen, wage increases generally
haven't kept up with rising housing costs. As a result, many households see a decline in their
purchasing power in the formal housing market despite higher nominal earnings. This growing gap
between income and housing costs has limited homeownership opportunities, increased
dependence on rental housing, and expanded alternative housing options. A key insight from the
analysis is that housing affordability issues are now affecting not just low-income households but
also middle-income workers including many public-sector employees who face difficulties obtaining
traditional mortgage finance and buying homes in Namibia's main urban areas. These trends reveal
the existence of the "missing middle": households earning too much for heavily subsidized
government housing but too little for market-rate homes via conventional mortgages. This group
forms one of the largest affordability gaps in Namibia's housing system, exposing the widening
mismatch among household income levels, housing prices, and available financing options.

The chapter also demonstrated that housing affordability differs significantly between urban and rural
Namibia. In urban areas, affordability constraints are driven primarily by rising property prices,
mortgage repayments and rental costs associated with strong housing demand and limited serviced
land. In rural areas, affordability challenges are more closely associated with lower household
incomes, financial exclusion, limited access to formal housing finance and the predominance of
customary and incremental housing systems. These findings demonstrate that housing affordability
cannot be understood through housing prices alone but must be analysed within the broader context
of household income, tenure systems, financial inclusion, infrastructure provision and regional
development.

Overall, the findings support the main argument of this study: Namibia's housing challengeis
primarily a challenge of the housing system, not just housing construction. Affordability depends not
only on housing costs but also on how well the housing system aligns household incomes, serviced
land, infrastructure, finance, and supply within an integrated framework. Building more houses
without addressing these structural issues is unlikely to improve affordability or reduce housing
exclusion significantly. The chapter's analysis provides the basis for creating a comprehensive way
to measure housing affordability in Namibia. It identifies key drivers such as household income,
urbanization, land access, infrastructure limits, mortgage costs, rental pressures, and challenges
faced by the "missing middle." The next chapter turns these relationships into a practical
measurement tool. Specifically, Chapter 6 introduces the Namibia Housing Affordability Index
(NHAI), a multidimensional framework that assesses housing affordability across regions, income
groups, and marketsegments. The NHAI combines economic, financial, and housing system factors
into a standardized measure, offering an evidence-based tool for tracking market performance,
monitoring trends, and guiding policy, investment, and reforms. A key contribution of this study, the
NHAI links the diagnosis of Namibia's housing affordability issues with the broader institutional,
financial, and policy reforms outlined in later chapters to build a more responsive, inclusive, and
sustainable housing system.
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CHAPTER 6: NAMIBIA HOUSING AFFORDABILITY INDICATORS (NHAI)

6.1. Introduction

Chapter 5 demonstrated that housing affordability remains one of the most significant constraints to
expanding access to formal housing in Namibia. The analysis showed that affordability is influenced
not only by household incomes but also by rising land prices, infrastructure costs, construction costs,
limited access to housing finance, inadequate housing supply and the continued growth of informal
settlements. These findings indicate that housing affordability is a multidimensional and systemic
challenge arising from the interaction of demand-side and supply-side factors across the housing
delivery system.

Housing affordability has traditionally been measured using single indicators, such as the housing
price-to-incomeratio or the proportion of household income spent on housing. While these measures
provide useful insights into particular aspects of affordability, they do not adequately capture the
structural complexities of Namibia's housing market. In practice, housing affordability is influenced
by a combination of household purchasing power, access to mortgage finance, housing market
prices, housing supply and the capacity of the formal housing delivery system to respond to
increasing demand. A broader set of indicators is therefore required to assess housing affordability
more comprehensively and to support evidence-based policy formulation.

Accordingly, this chapter develops the Namibia Housing Affordability Indicators (NHAI), a
multidimensional set of indicators designed to assess the principal factors influencing housing
affordability in Namibia. Rather than relying on a single measure of affordability, the NHAI comprises
five complementary indicators that collectively provide a comprehensive assessment of the country's
housing affordability conditions. These indicators are:

i. Income-to-Housing Cost Ratio (IHCR) — measures the relationship between average
household income and prevailing housing costs.

i. Mortgage Affordability Ratio (MAR) — measures the proportion of household income
required to service mortgage repayments.

ii. Housing Price-to-Income Ratio (HPIR) — measures the relationship between average house
prices and household incomes.

iv. Housing Supply Stress Index (HSSI) — measures the extent to which housing supply keeps
pace with population growth and housing demand.

v. Informal Settlement Pressure Index (ISPI) — measures the extent of exclusion from the
formal housing market, as reflected by the prevalence of informal settlements.

Each indicator measures a distinct dimension of housing affordability and provides insights into
different constraints affecting access to formal housing. Collectively, the indicators demonstrate that
housing affordability is influenced not only by household income but also by housing finance
accessibility, housing market performance, housing supply capacity and the effectiveness of the
broader housing delivery system, including land servicing, infrastructure provision and institutional
performance. The Namibia Housing Affordability Indicators are intended primarily as a diagnostic
and policy assessment tool rather than as a composite affordability index. By evaluating each
indicator independently, they enable policymakers, local authorities, financial institutions and
housing practitioners to identify specific affordability constraints, monitor changes in housing
affordability over time and evaluate the effectiveness of policy interventions. The indicators also
establish an empirical foundation forthe subsequent chapters of this study, whichexamine Namibia's
housing backlog, analyse the structural drivers of housing costs, evaluate institutional performance
and propose reforms to strengthen the national housing delivery and housing finance systems.
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6.2. The Five Housing Affordability Indicators

The Namibia Housing Affordability Indicators (NHAI) assess housing affordability through five
complementary indicators that collectively capture both the demand-side and supply-side
dimensions of the housing system. The selection of these indicators is based on the premise that
housing affordability cannot be adequately explained by a single measure such as household
income, house prices or mortgage repayments alone. Instead, housing affordability reflects the
interaction between household purchasing power, access to housing finance, housing market
conditions, housing supply performance and the capacity of the formal housing delivery system to
respond to growing housing demand.

Each indicator measures a distinct but interrelated dimension of housing affordability. Together, they
provide a multidimensional assessment of the factors influencing access to formal housing and
enable a more comprehensive understanding of Namibia's housing affordability challenge.

The Income-to-Housing Cost Ratio (IHCR) measures the relationship between average household
income and prevailing housing costs. It evaluates whether households possess sufficient purchasing
power to afford formal housing without experiencing excessive financial strain. As a demand-side
indicator, the IHCR provides an important measure of how well household incomes keep pace with
housing costs and highlights the affordability pressures faced by prospective homeowners and
tenants.

The Mortgage Affordability Ratio (MAR) measures the proportion of household income required
to service mortgage repayments. Unlike the IHCR, which focuses on overall housing costs, the MAR
specifically evaluates the affordability of mortgage finance and households' ability to sustain long-
term homeownership through formal lending institutions. The indicator therefore provides valuable
insights into access to housing finance and the financial barriers preventing many households from
entering the formal housing market.

The Housing Price-to-Income Ratio (HPIR) measures the relationship between average house
prices and average household incomes. It assesses whether housing prices are aligned with
household earning capacity and is one of the most widely used international indicators of housing
affordability. High values indicate that house prices have increased more rapidly than household
incomes, signalling a deterioration in long-term housing affordability and reduced accessibility to
homeownership.

While the first three indicators primarily assess the financial capacity of households to access formal
housing, housing affordability is also influenced by the ability of the housing delivery system to meet
demand. The Housing Supply Stress Index (HSSI) measures the adequacy of housing supply
relative to population growth and household formation. It evaluates whether sufficient housing units
are being delivered to meet increasing demand and identifies the extent to which shortages in
serviced land, infrastructure and housing production contribute to affordability pressures.

The fifth indicator, the Informal Settlement Pressure Index (ISPI), measures the proportion of
households residing in informal settlements as an indicator of affordability exclusion. Unlike the
preceding indicators, which assess financial affordability and housing market performance, the ISPI
captures the social and spatial consequences of inadequate housing affordability. A high proportion
of households living in informal settlements indicates that significant numbers of households have
been excluded from the formal housing market because they cannot afford, access or obtain
adequate formal housing.

Namibia's Housing Sector: Challenges, Opportunities and Policy Options Page | 64



Collectively, these five indicators provide a comprehensive assessment of housing affordability by
integrating household purchasing power, housing finance accessibility, housing market affordability,
housing supply performance and affordability exclusion into a single analytical approach. Rather
than combining these measures into a composite affordability index, each indicator is assessed
independently to identify the specific structural constraints affecting housing affordability. This
approach enables policymakers, local authorities, financial institutions and housing practitioners to
distinguish between demand-side and supply-side affordability challenges and to design targeted
interventions that address the underlying causes of housing unaffordability rather than merely its
symptoms.

The sections that follow present each housing affordability indicator in detail by explaining its
conceptual basis, calculation methodology, affordability thresholds and empirical application using
Namibian housing data. Together, the indicators provide a practical diagnostic and monitoring tool
for evaluating housing affordability trends, assessing the effectiveness of housing policies and
supporting evidence-based decision-making aimed at improving access to affordable housing in
Namibia.

6.2.1 Income-to-Housing Cost Ratio (IHCR)

The Income-to-Housing Cost Ratio (IHCR) measures the relationship between average household
income and average housing costs, providing a direct indication of whether households can
reasonably afford formal housing. It is one of the simplest and most intuitive indicators of housing
affordability because it compares household purchasing power with the cost of accessing housing.
The underlying principle is that housing becomes less affordable as housing costs consume a larger
share of household income. Conversely, affordability improves when household incomes increase
relative to housing costs.

The Income-to-Housing Cost Ratio is calculated by dividing the average monthly household income
by the average monthly housing cost, which may consist of either mortgage repayments for owner-
occupied housing or rental payments for rented accommodation:

Average Monthly Household Income

IHCR = Average Monthly Housing Cost

A higher IHCR indicates stronger affordability because household incomes comfortably exceed
housing costs, allowing families to meet their housing obligations while retaining sufficient income
for other essential living expenses. A lower ratio indicates increasing affordability stress, as housing
costs consume a greater proportion of household income. Ratios above 3.0 generally indicate
affordable housing conditions; 2.0 to 3.0 suggest moderate affordability stress; 1.0 to 2.0 indicate
high affordability stress; while ratios below 1.0 signify severe affordability stress because average
household incomes are insufficient to meet prevailing housing costs. In such circumstances, many
households are effectively excluded from the formal housing market and are more likely to rely on
informal housing, overcrowding, or alternative tenure arrangements.

Applying the indicator to Namibia illustrates the extent of the country's affordability challenge. Based
on an average monthly household income of N$13,560 and an average monthly mortgage
repayment of N$17,491 for a typical formal dwelling in Windhoek, the estimated Income-to-Housing
Cost Ratio is 0.78. This means that the average household earns only 78 percent of the income
required to meet the monthly housing cost of a typical mortgage-financed house. Since the ratio falls
below the critical threshold of 1.0, it indicates severe housing affordability stress and confirms that
average household incomes are insufficient to support access to formal homeownership.
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The findings reveal a substantial disconnect between household purchasing power and prevailing
housing costs in Namibia's urban housing market. The low IHCR suggests that improving housing
affordability cannot be achieved solely by increasing housing supply. Rather, meaningful
improvements will require a combination of policies that increase household incomes, reduce land
and housing development costs, expand affordable housing finance, and promote housing products
that are better aligned with the income distribution of Namibian households. Accordingly, the Income-
to-Housing Cost Ratio provides an important indicator for monitoring household affordability and
evaluating the effectiveness of housing policies aimed at expanding access to adequate and
affordable housing.

6.2.2 Mortgage Affordability Ratio (MAR)

The Mortgage Affordability Ratio (MAR) measures the proportion of a household's monthly income
required to meet monthly mortgage repayments. It is one of the most widely used indicators of
housing finance affordability because it assesses whether households can realistically qualify for
and sustain mortgage finance under prevailing lending conditions. The underlying principle is that
housing becomes less affordable as a greater share of household income is committed to servicing
mortgage debt. Consequently, households that spend a high proportion of their income on mortgage
repayments become more financially vulnerable and are at greater risk of housing stress, loan
default and over-indebtedness.

The Mortgage Affordability Ratio is calculated by dividing the monthly mortgage repayment by the
monthly household income and expressing the result as a percentage:

Monthly Mortgage Repayment
Monthly Household Income

MAR=< >><100

A lower MAR indicates that mortgage repayments consume a relatively small proportion of
household income and are therefore more affordable. Conversely, a higher MAR signifies a greater
repayment burden and reduced affordability. International housing finance literature generally
considers mortgage repayments of less than 30 percent of household income to be affordable.
Ratios between 30 and 40 percent indicate moderate affordability stress, 40 to 50 percent reflect
high affordability stress, while ratios above 50 percent suggest severe affordability stress, as
households are required to allocate an unsustainably large share of their income to housing costs.

Applying this measure to Namibia illustrates the magnitude of the country's housing affordability
challenge. Based on an average monthly mortgage repaymentof N$17,491 and an average monthly
household income of N$13,560, the estimated Mortgage Affordability Ratio for Windhoek is
approximately 129 percent. This means that an average household would need to spend 129 percent
of its entire monthly income to service a typical mortgage, far exceeding internationally accepted
affordability thresholds. Such a ratio indicates severe mortgage affordability stress and demonstrates
that mortgage-financed homeownership remains beyond the financial reach of most households.

The results highlight a substantial mismatch between household incomes and the cost of formal
housing. They further suggest that improving mortgage affordability cannot be achieved through
lower interest rates alone but requires a broader package of interventions, including increasing
household incomes, reducing land and housing development costs, expanding the supply of
affordable housing, and introducing innovative housing finance mechanisms tailored to low- and
middle-income households. Accordingly, the Mortgage Affordability Ratio provides an important
indicator for assessing the accessibility and sustainability of housing finance and for monitoring the
effectiveness of policies aimed at expanding homeownership in Namibia.
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6.2.3 Housing Price-to-Income Ratio (HPIR)

The Housing Price-to-Income Ratio (HPIR) is one of the most widely recognised international
indicators of housing affordability. It measures the relationship between the average price of a house
and the annual gross household income, thereby assessing whether house prices are broadly
aligned with household earning capacity. Unlike the Income-to-Housing Cost Ratio and the Mortgage
Affordability Ratio, which focus on the affordability of ongoing housing payments, the HPIR evaluates
the long-term affordability of homeownership by estimating the number of years of gross household
income required to purchase an average-priced house. Consequently, it provides an important
measure of the extent to which housing prices have diverged from household incomes over time.

The Housing Price-to-Income Ratio is calculated by dividing the average house price by the average
annual household income:

Average House Price

HPIR = Annual Household Income

The resulting ratio represents the number of years of gross household income required to purchase
a typical house, assuming all income could be devoted to the purchase. A lower HPIR indicates that
house prices are broadly aligned with household incomes and that homeownership is relatively
affordable. Conversely, higher ratios indicate that house prices have increased faster than household
incomes, making homeownership progressively less attainable. Internationally, a Housing Price-to-
Income Ratio below 3.0 is generally regarded as affordable. Ratios between 3.0 and 5.0 indicate
moderate unaffordability, 5.0 to 8.0 reflect serious unaffordability, while ratios above 8.0 indicate
severe housing unaffordability and substantial barriers to homeownership.

Applying this indicator to Namibia reveals the severity of the country's housing affordability
challenge. Based on an average urban house price of N$1,350,000 and an average annual
household income of N$162,720, the estimated Housing Price-to-Income Ratio is 8.3. This implies
that an average household would theoretically require more than eight years of its total gross income
to purchase an average-priced house, excluding mortgage interest, taxes, insurance, maintenance
costs and other household living expenses. Since the estimated ratio exceeds the internationally
recognized threshold of 8.0, Namibia's urban housing market falls within the category of severely
unaffordable housing markets.

The findings indicate that house prices have significantly outpaced household income growth,
creating substantial barriers to formalhomeownership for a large proportion of Namibian households.
The high Housing Price-to-Income Ratio reflects not only rising property prices but also the
cumulative effects of high land acquisition costs, infrastructure servicing costs, construction
expenses, financing costs and supply constraints within the housing market. These results reinforce
the conclusion that improving housing affordability requires comprehensive structural reformsacross
the housing delivery system rather than isolated interventions aimed solely at reducing construction
costs. Policies that expand the supply of serviced land, improve infrastructure financing, increase
household incomes, enhance housing finance accessibility, and improve the efficiency of housing
delivery will be essential for bringing house prices into closer alignment with household purchasing
power. Accordingly, the Housing Price-to-lIncome Ratio provides a valuable benchmark for
monitoring long-term housing affordability and evaluating the effectiveness of housing policies aimed
at improving access to formal homeownership in Namibia.
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6.2.4 Housing Supply Stress Index (HSSI)

The Housing Supply Stress Index (HSSI) measures the extent to which housing supply is able to
meet the housing needs of a growing population. Unlike the previous affordability indicators, which
focus primarily on household purchasing power and access to housing finance, the HSSI examines
the supply-side dimensions of housing affordability by assessing the severity of housing shortages
relative to population size. The underlying premise is that housing affordability cannot be sustained
where the housing delivery system consistently fails to produce sufficient serviced land and housing
units to accommodate population growth and urbanization. Persistent supply shortages create
upward pressure on house prices and rental costs, intensify competition for available housing, and
contribute to overcrowding and the expansion of informal settlements.

The Housing Supply Stress Index is calculated by dividing the regional housing gap by the regional
population and expressing the result as the number of housing units required per 1,000 people:

Regional Housing Gap
Regional Population

HSSI = ( > % 1,000

The resulting value indicates the magnitude of housing shortages relative to population size. Lower
HSSI values indicate that housing supply is broadly keeping pace with demand and that the housing
delivery system is responding effectively to population growth. Conversely, higher values reflect
increasing supply-side pressure and a growing imbalance between housing demand and available
housing. For the purposes of this study, an HSSI below 100 housing units per 1,000 population
indicates low housing supply stress; 100 to 200 reflects moderate stress; 200 to 300 indicates high
stress; while values exceeding 300 housing units per 1,000 population signify severe housing supply
stress. Such conditions suggest that housing delivery has fallen substantially behind population
growth and that significant intervention is required to restore equilibrium within the housing market.

Applying the indicator to the Khomas Region, which experiences the greatest concentration of
urbanisation and housing demand in Namibia, demonstrates the severity of supply-side constraints.
Based on an estimated regional housing gap of 189,755 housing units and a regional population of
494,605 persons, the Housing Supply Stress Index is calculated at approximately 384 housing units
per 1,000 population. This means that for every 1,000 residents, there is an estimated shortage of
384 housing units, placing the region well above the threshold for severe housing supply stress.

The findings indicate that the existing housing delivery system has been unable to expand at a pace
sufficient to accommodate rapid population growth, urban migration and increasing household
formation. The persistent imbalance between housing demand and supply has contributed directly
to escalating house prices, rising rental costs, increased overcrowding and the continued
proliferation of informal settlements. These results reinforce the argument advanced throughout this
study that Namibia's housing affordability challenge is not solely a consequence of inadequate
household incomes but also reflects a structural failure to deliver sufficient serviced land and housing
opportunities.

The Housing Supply Stress Index therefore provides policymakers with an important planning and
monitoring tool for assessing regional housing shortages and prioritising investment. Regions
recording high HSSI values should receive priority attention for land servicing, bulk and internal
infrastructure development, housing construction programmes and institutional capacity
enhancement. Accordingly, reducing housing supply stress will require coordinated interventions
that accelerate township development, expand serviced land delivery, strengthen public-private
partnerships, mobilise long-term housing finance and improve the overall efficiency of Namibia's
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housing delivery system. These measures are essential not only for increasing housing supply but
also for improving long-term housing affordability and reducing the country's growing housing
backlog.

6.2.5 Informal Settlement Pressure Index (ISPI)

The Informal Settlement Pressure Index (ISPI) measures the extent to which households are
excluded from the formal housing market and are consequently compelled to reside in informal
settlements. Unlike conventional affordability indicators that focus primarily on housing costs and
household incomes, the ISPI captures the social outcome of housing unaffordability by measuring
the proportion of households that are unable to access formal housing. The indicator is founded on
the premise that the expansion of informal settlements is not merely an urban planning challenge
but a direct manifestation of systemic housing affordability failures. When households cannot afford
formal housing because of high land and construction costs, inadequate housing supply, limited
access to housing finance, or low household incomes, they often have little alternative but to occupy
informal settlements. Consequently, the prevalence of informal settlements provides an important
measure of housing affordability exclusion within the housing system.

The Informal Settlement Pressure Index is calculated by dividing the number of households living in
informal settlements by the total number of households and expressing the result as a percentage:

Households Living in Informal Settlements
ISPl = %x 100
Total Households

The resulting percentage reflects the proportion of households that have been excluded from the
formal housing market. Lower ISPI values indicate that the majority of households have access to
formal housing and that housing affordability challenges are relatively contained. Conversely, higher
values indicate increasing levels of affordability exclusion and growing dependence on informal
settlements. For the purposes of this study, an ISPI of below 10 percent indicates low affordability
exclusion, 10 to 25 percent reflects moderate exclusion, 25 to 40 percent indicates high exclusion,
while values above 40 percent signify severe affordability exclusion. At these levels, informal
settlements become a dominant feature of the urban housing landscape and demonstrate that the
formal housing system is failing to accommodate a substantial proportion of the population.

Applying the indicator to the Khomas Region illustrates the magnitude of Namibia's housing
affordability challenge. According to available data, approximately 46.9 percent of households in the
region reside in informal settlements, resulting in an Informal Settlement Pressure Index of 46.9
percent. This means that nearly one out of every two households is unable to access adequate
formal housing and instead depends on informal shelter. Since the estimated ISPI exceeds the
threshold of 40 percent, the region falls within the category of severe housing affordability exclusion.

The findings demonstrate that the continued expansion of informal settlements is not simply a
consequence of rapid urbanisation but reflects persistent structural weaknesses within Namibia's
housing delivery system. High levels of affordability exclusion are associated with inadequate
housing supply, shortages of serviced land, infrastructure backlogs, limited access to affordable
housing finance and insufficient household purchasing power. The ISPI therefore provides a direct
measure of the cumulative social and spatial consequences of housing unaffordability, capturing the
point at which households are effectively excluded from formal housing opportunities.

From a policy perspective, the Informal Settlement Pressure Index is an important indicator for
monitoring the inclusiveness of the housing system and evaluating the effectiveness of housing
policies over time. Regions recording high ISPI values should be prioritised for informal settlement
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upgrading, accelerated serviced land delivery, expansion of affordable housing programmes and
improved access to housing finance. More importantly, the findings reinforce the central argument
of this study that reducing informal settlements requires addressing the underlying structural causes
of housing unaffordability rather than treating informal settlements solely as a land-use or planning
problem. Sustainable reductions in affordability exclusion will therefore depend on coordinated
interventions that increase housing supply, improve household incomes, expand access to housing
finance and strengthen the institutions responsible for delivering affordable housing in Namibia.

6.3. Summary of Housing Affordability Indicators

The five housing affordability indicators presented in this chapter provide a multidimensional
assessment of housing affordability in Namibia. Collectively, they demonstrate that housing
affordability is not determined by a single variable but by the interaction between household
purchasing power, housing finance, market prices, housing supply and the capacity of the formal
housing system to accommodate growing demand. Each indicator measures a distinct dimension of
affordability and identifies specific structural constraints that influence access to adequate housing.

The Income-to-Housing Cost Ratio (IHCR) demonstrates that average household incomes remain
insufficient to meet prevailing housing costs, indicating that many households experience severe
affordability stress. The Mortgage Affordability Ratio (MAR) further reveals that mortgage
repayments substantially exceed the repayment capacity of the average household, limiting access
to formal housing finance and excluding a significant proportion of the population from
homeownership.

The Housing Price-to-Income Ratio (HPIR) confirmsthat house prices have increased significantly
faster than household incomes, placing formal housing beyond the financial reach of many
households. From the supply side, the Housing Supply Stress Index (HSSI) demonstrates that
housing production has failed to keep pace with population growth and household formation,
resulting in persistent shortages of serviced land and formal housing opportunities. Finally, the
Informal Settlement Pressure Index (ISPI) illustrates the cumulative impact of these affordability
constraints, showing that a substantial proportion of households have been excluded from the formal
housing market and now depend on informal settlements for shelter.

Table 6.1: Summary of Namibia Housing Affordability Indicators

Housing Primary Namibia Housing Policy Implication

Affordability Dimension Assessment Condition
Indicator Measured

Income-to- Household Severe Average household income is
Housing Cost Purchasing Affordability |insufficient to meet prevailing
Ratio (IHCR) Power Stress housing costs

Increase household incomes and
reduce housing costs.

Mortgage Mortgage 129% Severe Mortgage repayments substantially
Affordability Repayment Mortgage exceed the repayment capacity of
Ratio (MAR) Capacity Stress the average household.

Expand affordable housing finance
and alternative lending products.

Housing Price- | ReJaleEaITgp! 8.3 Severely House prices have significantly
to-Income Ratio JaleliEigle] Unaffordable | outpaced household incomes,
(HPIR) Affordability creating major barriers to
homeownership.

Namibia's Housing Sector: Challenges, Opportunities and Policy Options Page | 70



Reduce housing delivery costs and
improve affordability.

Housing Supply [gleliiale 384 units per |Severe Housing delivery has failed to keep
Stress Index Supply 1,000 Supply pace with population growth and
(HSSI) Adequacy population Stress housing demand.
Accelerate serviced land delivery
and housing production.
Informal Housing 46.9% Severe Nearly one out of every two
Settlement Affordability Affordability |households is excluded from the
Pressure Index [|=X@IE{ely Exclusion formal housing market and resides

(ISPI)

in informal settlements.

Upgrade informal settlements and
expand affordable housing
programmes.

Collectively, these indicators demonstrate that Namibia's housing affordability challenge is both
demand-driven and supply-constrained. While low household incomes and limited access to
mortgage finance reduce household purchasing power, inadequate housing supply, rising
development costs and shortages of serviced land further constrain access to formal housing. The
interaction of these factors has contributed to escalating housing prices, declining affordability and
the continued expansion of informal settlements. The indicators therefore provide a comprehensive
analytical framework for monitoring housing affordability and identifying priority areas for policy
intervention.

6.4. Conclusion

This chapter has developed a multidimensional set of Namibia Housing Affordability Indicators
(NHAI) for assessing housing affordability across the country's housing system. Unlike conventional
affordability measures that rely primarily on house prices or household incomes, the proposed
indicators recognise that housing affordability is influenced by both demand-side and supply-side
factors. By evaluating household purchasing power, mortgage affordability, housing prices, housing
supply and affordability exclusion independently, the indicators provide a more comprehensive
assessment of the structural factors influencing access to formal housing.

The analysis demonstrates that housing affordability in Namibia is characterised by severe
household affordability stress, limited access to mortgage finance, housing prices that significantly
exceed household incomes, persistent housing supply shortages and high levels of exclusion
reflected in the continued expansion of informal settlements. Together, these findings confirm that
Namibia's housing affordability challenge is systemic rather than isolated. Improving affordability
therefore requires coordinated interventions across the entire housing delivery system rather than
isolated measures aimed solely at reducing construction costs or expanding housing finance.

The Namibia Housing Affordability Indicators developed in this chapter provide a practical diagnostic
tool for policymakers, local authorities, housing institutions and financial sector stakeholders to
monitor affordability trends, evaluate policy effectiveness and identify emerging housing challenges.
More importantly, the indicators establish an empirical foundation for the subsequent chapters of this
study, which examine the scale of Namibia's housing backlog, evaluate the cost structure of housing
delivery, assess institutional performance and propose an integrated national housing delivery and
finance system capable of improving housing affordability on a sustainable basis.
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CHAPTER 7: WHY NAMIBIA'S HOUSING DELIVERY SYSTEM UNDERPERFORMS

7.1. Introduction

The previous chapters reveal that Namibia's housing difficulties go beyond just a lack of housing
units. The analysis indicates worsening affordability, a substantial housing backlog estimated at
270,318 units, limited serviced land to meet increasing demand, infrastructure investments lagging
behind urban growth, and restricted access to affordable housing finance for many households.
These issues highlight that Namibia's housing problem stems from weaknesses in the entire delivery
system, including planning, financing, regulation, servicing, and delivery, rather than simply
insufficient construction or public spending. Consequently, this chapter shifts from identifying
housing problems to assessing how well Namibia's housing system functions. It questions why,
despite over thirty years of policies, specialized institutions, public funds, and housing programs, the
system continues to underperform. Understanding these systemic and institutional barriers is crucial
for effective reform, with a focus on root causes rather than just visible effects.

The analysis uses the institutional economics framework by Acemoglu and Robinson (2012), who
argue that institutional quality is key to long-term economic success. Inclusive and well-organized
institutions promote investment, boost productivity, and support sustainable growth, whereas
fragmented and ineffective ones hinder economic progress regardless of resource availability. While
originally meant to explain differences in national development, this framework provides a useful
lens for analyzing complex sectoral systems like housing. In Namibia, factors such as population
growth, urbanization, rising construction costs, and limited financial resources are significant, but
they do not entirely explain housing outcomes. These factors operate within an institutional setting
that influences land release, infrastructure funding, housing planning, capital mobilization, regulation,
and project implementation. Therefore, the effectiveness of housing depends not only on resources
but also on how well the entire delivery chain is coordinated. Evidence from this study shows
Namibia's housing sector suffers from fragmented mandates, poor coordination among public
bodies, limited infrastructure financing, slow land development, weak integration of housing finance
with capital markets, and administrative delays. These issues reinforce each other, creating
bottlenecks that restrict housing supply, elevate costs, reduce affordability, and drive the growth of
informal settlements.

This chapter contends that Namibia's housing problem is best seen as a failure of its housing delivery
system rather than typical marketfailure. Housing markets operate based on incentives, regulations,
institutions, and financing structures. When these systems work efficiently, markets can usually meet
demand. However, weak institutional coordination and isolated components of the housing value
chain lead to declining market performance. Namibia's main issue is not that housing markets fail
alone, but that the overall housing delivery system hasn't become an integrated, coordinated, and
investment-ready ecosystem capable of supporting large-scale housing. This systems approach
underpins the reform strategies discussed later, including the creation of an Integrated National
Housing Delivery System, transforming the National Housing Enterprise into a National Housing
Development Corporation, restructuring the Build Together Programme into a National Affordable
Housing Development Fund, establishing a National Housing Infrastructure Fund, and developing a
National Housing Finance Architecture.

7.2. Legal, Regulatory, and Policy Framework Governing Housing

Namibia's housing delivery performanceis influenced not only by demand, finance, and construction
capacity but also by the legal, regulatory, and institutional environment that governs how housing is
planned, financed, serviced, transferred, and occupied. Housing delivery results from a series of
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interconnected legal and administrative processes, including land management, spatial planning,
township creation, infrastructure development, tenure security, property registration, mortgage
financing, capital raising, and development regulation. The success of the housing sector depends
on how effectively these legal frameworks work together as an integrated system. Since gaining
independence, Namibia has built a comprehensive legal and policy structure to promote housing
development. This includes national housing policies, land management laws, urban and regional
planning regulations, local government laws, flexible land tenure reforms, property registration
systems, banking and financial regulations, property transaction taxes, and judicial procedures for
mortgage enforcement. These instruments establish the legal foundations for housing development
and show that Namibia's housing issues are not due to a lack of legislation or public institutions.

The main concern is whether these legal and regulatory systems work together as a well-
coordinated, efficient, investment-friendly framework that can support the large-scale housing
delivery needed to address Namibia's housing backlog. In reality, many legal tools operate
independently with little integration across the housing value chain. For example, planning approvals
can be delayed despite supportive policies; municipalites may have statutory duties but lack
sufficient infrastructure funding; tenure reforms might improve occupation security but not create
mortgageable property rights; financial rules can protect consumers but also unintentionally restrict
housing credit; and efforts to lower transaction costs can reduce transfer expenses without solving
the shortage of serviced land. This section aims to go beyond simply describing Namibia's housing
laws; it evaluates how the legal, regulatory, and administrative systems impact the effectiveness of
housing delivery. The analysis focuses on whether current laws enable or hinder the coordinated
provision of land, infrastructure, housing finance, capital mobilization, and housing development.
Special attention is given to uncovering institutional hurdles, regulatory inefficiencies, and policy
gaps that drive up costs, delay investments, restrict access to housing finance, and impede large-
scale housing projects.

This discussion is structured around the main components of the housing delivery system. It starts
with an analysis of policy and institutional coordination, followed by planning and land development,
property rights and registration systems, transaction costs, tenure reforms, banking regulation,
mortgage enforcement, capital market development, institutional investment, and administrative
coordination. These areas form the legal and institutional foundation of Namibia's housing delivery
system. Reviewing their strengths, limitations, and interactions offers a basis for the institutional and
regulatory reforms detailed in later chapters of this study.

7.2.1 Policy and Institutional Coordination

Since gaining independence, Namibia has developed a comprehensive set of policies and
institutions to guide housing development. Key policy tools, such as the National Housing Policy, the
National Housing Enterprise Act, the upcoming National Housing Development Act, the Local
Authorities Act, the Regional Councils Act, the Decentralization Policy, and various National
Development Plans, together form the strategic and legal basis for delivering housing. These
frameworks recognize housing as both a social and economic priority and clarify the roles of the
central government, local authorities, regional councils, and specialized housing agencies in
ensuring access to adequate housing. Over time, this represents a shift from a model where the
government mainly provided housing directly to one where it acts more as an enabler, regulator, and
coordinator, involving both public and private stakeholders. Despite this solid policy foundation,
housing delivery is still hampered by fragmented institutional arrangements. Responsibilities for land
management, infrastructure, housing finance, planning, project execution, and construction are
spread across numerous ministries, public enterprises, local authorities, financial institutions, utility
providers, and private developers. While each plays an important role, they often work under
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separate plans, funding setups, and timelines. Consequently, housing progress tends to happen
through disconnected activities rather than a coordinated national approach. This fragmentation
undermines accountability, causes delays, raises transaction costs, and hampers the efficient
translation of policies into serviced land, infrastructure, and completed homes.

The experience with implementing the Mass Housing Programme (MHP) highlights key institutional
coordination challenges. While the Programme set ambitious national housing goals and showed
strong political will to reduce Namibia's housing shortage, successful implementation required
effective collaboration among various institutions responsible for land allocation, infrastructure,
procurement, financing, municipal approvals, and construction. As noted in Chapter 9, weaknesses
in coordination led to delays, funding issues, inconsistent project execution, and lower-than-
expected housing delivery. These lessons show that effective housing delivery depends on both
sound policy and strong institutional collaboration across the entire process. Therefore,
strengthening policy and institutional coordination should be a core part of housing sector reform.
Namibia needs an integrated national housing framework that clearly defines institutional roles,
aligns local and national targets, coordinates infrastructure and housing investments, and
establishes accountability for results. This framework should include a central coordination
mechanism to oversee land acquisition, township development, infrastructure readiness, planning
approvals, financing, construction, and overall performance. Improving coordination among all
stakeholders can help Namibia create a more coherent, efficient, and results-driven housing delivery
system at scale.

7.2.2 Planning, Land Development and Local Authority Capacity

An effective land development and planning system is crucial for housing delivery, as it influences
how quickly land is transformed into serviced residential areas. Namibia has built a comprehensive
legal framework covering spatial planning, land use, township setup, environmental management,
surveying, subdivision, municipal development control, and building regulation. Key laws such as
the Urban and Regional Planning Act, the Local Authorities Act, the Regional Councils Act, and the
Environmental Management Act, along with their supporting regulations and procedures, underpin
orderly urban growth, coordinated infrastructure, environmental protection, and sustainable
settlement planning. These legal tools are notable institutional achievements, providing the
regulatory certainty needed forlong-term housing and urban investment. Despite this extensive legal
system, planning and land development still pose significant challenges to housing delivery.
Converting raw land into serviced residential land involves multiple approval steps by various
institutions, planning authorities, surveyors, environmental agencies, utility providers, and local
governments. These processes are often time-consuming, resource-heavy, and constrained by
limited technical capacity in municipalities. Additionally, many local authorities lack sufficient funds
to finance necessary infrastructure projects. As a result, land may be physically available but remain
unsuitable for housing because it has not yet gone through the essential planning, township
establishment, servicing, surveying, and registration stages required before residential development
can begin.

The Mass Housing Programme initiated in 2013 highlights how planning and infrastructure
constraints impact project progress. Despite heavy financial input into housing development,
progress was often slowed by shortages of serviced land, delays in approval processes, and
inadequate municipal infrastructure. Additionally, lengthy planning and approval procedures caused
setbacks. Many housing projects missed targets because infrastructure and land development did
not advance simultaneously. This program showed that expanding housing without improving
planning systems and infrastructure delivery is not sustainable. Overcoming these issues requires
regulatory and institutional reforms, such as simplifying, digitizing, and synchronizing approval
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processes to cut delays. Implementing integrated digital land systems, electronic approvals, and
coordinated reviews can boost efficiency. Furthermore, local authorities need stronger technical
capacity, improved engineering and project management, and access to sustainable financing for
infrastructure. Creating a nationally coordinated land development pipeline tied to infrastructure
investment and housing goals could improve planning accuracy, optimize sequence planning, and
ensure serviced land keeps up with future demand.

The Mass Housing Programme highlights a key point made throughout this study: housing
development is not an isolated task. Sustainable housing depends on an integrated planning system
where land use, infrastructure, municipal capacity, approvals, financing, and construction work
together as parts of a unified delivery system. Enhancing these connections is crucial to enabling
large-scale, affordable, and sustainable housing in Namibia.

7.2.3 Formal Title, Registration and Sectional Ownership

Secure property rights are crucial for an efficient housing market because they ensure the legal
clarity needed for investment, mortgage lending, property transfers, and long-term ownership.
Namibia has built a comprehensive legal system for property rights, including the Deeds Registries
Act, the Sectional Titles Act, the Land Survey Act, along with conveyancing and mortgage
registration processes managed by the Deeds Registry. Together, these laws establish a solid legal
basis for formal land ownership, property registration, sectional ownership, mortgage security, and
transfer of immovable property. They also support Namibia's mortgage finance sector by granting
lenders legally binding security rights, making it one of the most advanced property registration
systems in the region. Secure and transferable property rights are among Namibia's key institutional
strengths. Registered ownership and mortgage bonds provide transaction certainty, improve access
to housing finance, and boost investor confidence. Full freehold and sectional titles are the most
financing-friendly tenure types, offering the legal certainty valued by banks, investors, and capital
markets. As a result, Namibia’s formal property registration system is instrumental in fostering
mortgage lending and residential property investment.

Although these strengths are notable, the formal property registration system creates significant
hurdles in expanding affordable housing. Processes like surveying, conveyancing, subdivision,
registration, and property transfer often involve multiple professional services, legal approvals, and
administrative steps, which raise both costs and the time needed to deliver housing. These
transaction costs are especially burdensome for lower-cost housing projects, where legal and
registration expenses make up a larger portion of total costs. Additionally, the current registration
system is mainly designed for traditional freehold ownership and does not easily accommodate
informal settlements, communal land, or incremental housing development. Consequently, many
households remain outside the formal property system, unable to use their housing assets as
collateral for mortgages or fully participate in the formal housing market. The Mass Housing
Programme underscored the importance of an efficient property registration system. While its focus
was on increasing housing supply, the sustainability of these efforts depended on prompt surveying,
registration, ownership transfer, and mortgage registration. Delays in these steps slowed the transfer
of units to beneficiaries and their integration into the formal market. This case shows that housing
delivery involves more than physical construction; it also requires smooth management of property
rights and ownership systems.

Future reforms should aim to modernize and streamline property registration while preserving legal
certainty. Increasing digitization in surveying, conveyancing, mortgage registration, and title transfer
processes can cutadministrative delays, boost transparency, and lower transaction costs. Affordable
housing projects will benefit from simplified registration and reduced conveyancing expenses,
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especially for first-time buyers. Promoting sectional title developments should also be a key part of
Namibia's urban housing strategy. By encouraging higher-density options like apartments,
townhouses, and walk-up units, sectional ownership can optimize land use and boost urban housing
supply. These developments must be designed so that body corporate levies, maintenance fees,
and management costs stay affordable for low- and middle-income residents. Improving the
efficiency and accessibility of the formal property registration system will help expand mortgage
financing, improve affordability, and strengthen Namibia's housing delivery system overall.

7.2.4 Transfer Duty and Transaction Cost Relief

Housing affordability depends not just on purchase price but also on associated costs related to
acquiring and transferring property. Namibia's legal and fiscal system reflects this through laws like
the Transfer Duty Act, Stamp Duties Act, and regulations managed by Namibia Revenue Agency
(NamRA), along with other property transfer laws. These laws establish transfer duty exemptions
and concessions aimed at easing the initial financial load for buyers, especially for lower-priced
homes and first-time buyers. Transfer duty relief is a key policy tool, as lowering transaction costs
makes homeownership more accessible and reduces entry costs into the formal housing market.
Along with cuts to stamp duties and other transaction fees, these measures boost affordability for
lower- and middle-income households by decreasing the overall purchase cost. Namibia's transfer
duty framework thus helps promote access to formal property ownership and aligns with broader
national housing goals. However, reducing transaction costs alone cannot address Namibia's
housing issues. While it eases the financial load for homebuyers, it doesn't increase the supply of
serviced land, fund municipal infrastructure, speed up township development, or boost affordable
housing stock. Therefore, the success of transfer duty relief relies heavily on the existence of
affordable housing options in the market. If housing supply is limited, lowering transfer costs only
marginally improves overall affordability.

The experience of the Mass Housing Programme highlights this key distinction. While the
government aimed to improve housing access through large-scale public investment, the
implementation showed that affordability depends not just on lowering acquisition costs but also on
providing serviced land, supporting infrastructure, streamlined planning approvals, and sustainable
housing finance. This reinforces the idea that affordability is shaped by the entire housing delivery
system, not just individual fiscal measures. Future reforms should integrate transfer duty relief into
a broader housing affordability strategy, rather than treating it as a standalone tax measure. Transfer
duty concessions should align more closely with affordable housing projects, first-time homebuyer
programs, pension-backed housing initiatives, and clear affordability targets. Additionally, extending
transaction cost relief to qualifying affordable housing schemes and urban redevelopment projects
could stimulate more housing supply. Ultimately, reducing transaction costs should complement
broader reforms such as increasing serviced land, expanding housing finance, mobilizing capital,
and improving delivery systems. Combining fiscal incentives with supply-side and financing reforms
will offer a more comprehensive and sustainable way to enhance housing affordability in Namibia.

7.2.5 Flexible and Communal Tenure Systems

Expanding access to secure land rights is essential for enhancing housing delivery, especially for
lower-income families, informal settlement residents, and communities on communal land. Since
traditional freehold ownership can be too expensive and complex for many, Namibia has
implemented various alternative tenure options. These include the Flexible Land Tenure Act,
regulations, the Communal Land Reform Act, customary land systems, leasehold agreements,
Permission to Occupy (PTO) certificates, Traditional Authority land allocation, and Communal Land
Boards. Together, these frameworks aim to strengthen land tenure security while accommodating
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Namibia's varied settlement types and land ownership structures. The Flexible Land Tenure Act
marks a significant policy advancement in Namibia's housing sector. It introduces Starter Title and
Land Hold Title, offering more affordable options than traditional freehold ownership. These titles
allow households to secure legally recognized land rights without the immediate costs of formal
surveying and registration. Likewise, the Communal Land Reform Act has enhanced the legal
acknowledgment of customary land rights and leasehold agreements on communal land, boosting
security of tenure and supporting rural settlement and economic growth. These reforms exemplify
Namibia's dedication to creating more inclusive land management systems that reflect the realities
of both urban and rural housing development.

Despite notable achievements, flexible and communal tenure systems still face significant
challenges. Starter Title enhances tenure security but does not provide the same individually
surveyed, transferable, and marketable rights as freehold or sectional title ownership. As a result, its
limitations go beyond access to mortgage finance, affecting market acceptance, valuation certainty,
transferability, and long-term wealth buildup. Although Land Hold Title is a more advanced tenure
system, its implementation remains slow due to limited institutional capacity, underdeveloped Land
Rights Offices, and uncertain recognition by financial institutions. Similarly, customary land rights,
PTO arrangements, and communal systems remain difficult to transfer, subdivide, mortgage, or use
as security for formal housing finance. Additionally, when these rights are not included in municipal
valuation systems, they reduce local revenue, hindering municipalities' ability to fund infrastructure
and expand serviced land.

Namibia's housing sector shows that tenure security alone isn't enough to unlock housing finance
and large-scale investment. While alternative tenure systems offer social protection and legal
recognition, they often remain disconnected from planning systems, municipal infrastructure,
property registration, and housing finance. As a result, many households occupy land securely but
are excluded from formal credit markets and long-term asset building. Future reforms should focus
on developing a progressive tenure pathway, allowing households to shift gradually from informal or
customary occupation toward stronger, more financeable property rights. Instead of treating tenure
systems as separate legal regimes, Namibia needs an integrated framework that enables movement
from verified customary or Permission to Occupy arrangements to documented land use rights,
registrable leasehold or flexible tenure, and ultimately full freehold or sectional title as land urbanizes
and becomes suitable for formalization. Achieving this requires fully operational Land Rights Offices,
simplified documentation, digital land information systems, better coordination between Traditional
Authorities and Land Boards, and closer links between land administration, municipal planning, and
housing finance. By establishing a clear progression toward more secure, marketable property rights,
Namibia can enhance tenure security, boost financial inclusion, and foster sustainable housing
development.

7.2.6 Banking Regulation and Housing Credit

A functional housing finance system is crucial for converting housing demand into actual housing
delivery. Namibia has built a stable, advanced banking sector, regulated by the Banking Institutions
Act, prudential rules from the Bank of Namibia, mortgage registration processes, responsible lending
standards, credit risk frameworks, and oversight of both banks and non-bank financial entities. These
measures have fostered a robust mortgage system that primarily finances formalresidential property
where borrowers have secure titles, steady income, accurate valuations, and sufficient collateral.
Additional measures, such as first-time homebuyer programs, pension-backed loans, flexible
mortgage options, and non-bank housing finance schemes, have expanded access for various
population groups. These strengths have supported the growth of Namibia's formal mortgage market
and bolstered financial stability. Strong prudential regulation safeguards depositors, sustains
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confidence in banking, and ensures mortgage lending follows sound credit and risk management,
reinforcing investor trust by preserving high-quality mortgage assets that underpin the country's
housing finance system.

Despite this, many Namibian households still face significant barriers to accessing formal housing
finance. First-time buyers, those with lower- and middle-incomes, informal sector workers, rural
residents, and families building homes incrementally often fail to meet standard lending criteria.
Requirements such as deposits, affordability checks, income verification, property valuation, and
mortgageable titles exclude many creditworthy households from long-term mortgage options. It's
important to note that these restrictions are not just due to banks being reluctant to lend; rather,
banks operate under strict regulatory frameworks that mandate managing credit, liquidity, capital,
property valuation, and debt recovery risks. Consequently, banks' lending decisions balance
commercial interests with financial stability concerns. As a result, many households turn to personal
loans, unsecured credit, pension withdrawals, or self-financing to fund housing. While these options
provide short-term housing solutions, they often involve smaller loans, shorter repayment periods,
higher costs, and increased financial strain, making them less suitable for large-scale, sustainable
housing development.

The Mass Housing Programme showed that merely increasing housing supply does not ensure
better access to home ownership. Despite efforts to make more housing available, many potential
buyers still face affordability issues due to financing conditions, household income, and mortgage
access. This highlights the need for housing delivery and finance to develop in tandem. Expanding
housing supply without also improving access to sustainable finance reduces overall policy
effectiveness. Future reforms should aim to balance financial inclusion with stability. Expanding
access should not weaken lending standards or risk households and financial institutions. Instead,
policies should focus on targeted measures like first-time homebuyer support, loan-to-value
assistance, pension-backed collateral, employer housing programs, guarantee schemes,
incremental finance, micro-mortgages, and blended finance that lower lending risks while helping
underserved households. These should be paired with affordability checks, responsible lending
standards, and risk-sharing to promote sustainable home ownership and prevent household over-
indebtedness. Through these measures, Namibia can build a more inclusive housing finance system
that increases mortgage access while maintaining long-term financial stability.

7.2.7 Execution Against Primary Homes

An effective housing finance system relies on a careful balance between protecting homeowners
and ensuring the enforceability of mortgage security. In Namibia, the legal rules governing the sale
of primary residences are based on the High Court Rules, Magistrates' Courts Rules, mortgage
enforcement procedures, and constitutional principles related to property rights, housing access, and
human dignity. These laws collectively ensure that a person's main home is not sold automatically
after default but only through judicial review and case-specific consideration. Such protections
acknowledge that a family home is more than a financial asset; it is a source of shelter, security, and
community stability. Strengthening judicial oversight in mortgage enforcement is a significant step
forward for Namibia's housing finance system. By requiring court approval before a primary
residence can be sold through execution, the legal system encourages fairness, proportionality, and
procedural justice. It motivates lenders to consider reasonable alternatives, such as loan
restructuring or negotiated repayment plans, before final enforcement. These safeguards improve
consumer protection and foster public confidence in the legal system, ensuring foreclosure is a last
resort rather than a routine debt collection tool.
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A strong housing finance system relies on lenders trusting that mortgage security remains legally
binding, especially when borrowers cannot or choose not to fulfill their contractual duties. When
enforcement processes are overly lengthy, uncertain, or unpredictable, lenders faceincreased credit
risks, delays in recovering funds, and higher administrative costs. These risks can lead to more
stringent lending practices, such as larger deposit requirements, stricter affordability checks, tighter
credit standards, and higher mortgage prices. As a result, access to housing finance, particularly for
first-time buyers and lower-income groups, may become more limited. The mortgage market also
depends on fostering a responsible borrowing culture. Although most borrowers repay as agreed,
slow or uncertain enforcement can weaken repayment discipline if borrowers believe foreclosure is
unlikely or delayed. This may cause rising arrears, poorer portfolio performance, and increased
caution from lenders when issuing new loans. Overall, mortgage enforcement effectiveness impacts
not just individual recoveries but also the broader availability and affordability of housing finance
within the financial system.

The Mass Housing Programme highlights the need for financially sustainable housing finance
systems. Expanding housing depends on financial institutions' willingness to offer long-term
mortgages, which relies on confidence in the legal enforceability of mortgages and predictable debt
recovery. Effective legal frameworks must safeguard vulnerable households while maintaining
mortgage lending as the main way to fund housing investment. Future reforms should balance
borrower protection with financial stability. Borrowers in financial difficulty should benefit from early
engagement with lenders, transparent restructuring, realistic repayment plans, and judicial oversight
if needed. Meanwhile, mortgage enforcement should be efficient, transparent, and predictable when
defaults persist and no alternatives exist. Clear valuation standards, reserve price mechanisms,
court timeframes, and consistent procedures will boost certainty for borrowers and lenders. By
harmonizing social protection and credit enforcement, Namibia can strengthen trust in its housing
finance system, promote responsible borrowing and lending, and support long-term growth in
affordable mortgage financing within the national housing strategy.

7.2.8 Capital Markets, Mortgage Securitization and Institutional Investment

A key feature of mature housing finance systems is their capacity to attract long-term institutional
capital via thriving capital markets. Although commercial banks mainly originate mortgage loans,
sustainable housing finance growth now relies more on mechanisms linking long-term investors with
housing assets. Namibia has many of the necessary legal and institutional frameworks for this shift,
including the Banking Institutions Act, FIMA, the Pension Funds Act, regulations by NAMFISA and
the Bank of Namibia, the Companies Act, the NSX debt listing rules, and laws governing SPVs.
Together, these enable the development of mortgage securitisation, housing bonds, infrastructure
funds, mortgage-backed securities, and other capital market instruments to channel institutional
investment into housing.

Namibia has one of the largest pools of domestic institutional capital in the region, including pension
funds, insurance firms, collective investment schemes, asset managers, and development finance
institutions. These entities manage significant long-term savings that need secure, predictable, and
professionally managed investment options. Initiatives like pension-backed housing loans show that
retirement savings can effectively support housing access while adhering to prudent investment
principles. Overall, institutional capital could finance various parts of the housing value chain, such
as land banking, serviced land development, municipal infrastructure, residential construction,
affordable rentals, mortgage portfolios, and long-term housing funds. This creates an excellent
chance to expand housing finance beyond traditional bank lending. However, despite these positive
conditions, participation by capital markets in housing remains modest. Mortgage securitisation and
mortgage-backed securities are still underdeveloped, and institutional investment is limited by a
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scarcity of suitable housing assets. Many projects do not meet the governance, transparency, risk
management, liquidity, and return standards valued by institutional investors. Challenges like
shortages of serviced land, poor infrastructure, unclear project pipelines, fragmented
implementation, lack of mortgage portfolio standardisation, and the absence of secondary mortgage
markets restrict large-scale investments. As a result, even with substantial domestic savings, little of
this capital is currently being directed into housing development.

The Mass Housing Programme offers valuable insights. While it demonstrated the Government's
dedication to increasing housing supply, it mainly depended on public funds and traditional financing
methods rather than tapping into diverse capital markets. As noted in Chapter 9, the Programme
exposed the risks of financing large-scale housing projects without sustainable long-term capital
strategies. This highlights the need for future housing initiatives to utilize varied financing structures
that attract both public and private investments. To achieve this, housing should be recognized as
an important asset class for institutional investment. Mortgage lending can be strengthened through
standardized underwriting, consistent servicing, accurate property valuation, and reliable credit
enhancement to support mortgage-backed securities and securitisation. Additionally, the housing
sector should expand its range of investment tools, such as bonds, funds, SPVs, public-private
partnerships, blended finance, and housing investment funds. These instruments provide
opportunities for differentstages of the housing market, improve capital recycling, and increase long-
term financing. Insurance companies should also play a more active role, offering property and
mortgage insurance, and providing long-term capital while managing risks through construction
coverage, credit guarantees, borrower protection, and project risk mitigation. Greater integration of
insurance into housing finance boosts investor confidence, reduces risks, and enhances the
resilience of the housing delivery system.

Namibia's main challenge isn't just access to long-term capital, but the lack of investment structures
that link institutional savings with housing projects. Building deep, liquid capital markets through
mortgage securitisation, housing bonds, infrastructure funds, and professional housing platforms
would enable domestic savings to sustainably finance housing. This approach would lessen reliance
on public spending and bank balance sheets, fostering a self-sustaining housing finance system that
continuously mobilizes, allocates, and recycles capital along the housing supply chain. This
institutional and market perspective underpins the National Housing Finance Architecture outlined
in Chapter 13.

7.2.9 Administrative Processes and Coordination

Efficient administrative processes are crucial for the effective functioning of any housing delivery
system, as they influence the speed, costs, and predictability of projects from planning through to
occupation. Namibia has developed a robust administrative framework overseeing municipal
development approvals, environmental permits, township establishment, land registration, building
regulation, property valuation, occupancy certification, and compliance oversight. These processes
facilitate organized urban growth, safeguard environmental sustainability, ensure construction
quality and safety, reinforce legal clarity in property ownership, and uphold the integrity of the
housing finance system by giving lenders and investors confidence in the legal standing and quality
of housing assets. Such administrative controls are a key institutional strength, ensuring
developments meet statutory planning, engineering, environmental, and building standards.
Accurate registration, valuation, and certification also bolster mortgage lending, property transfers,
municipal revenue, and long-term asset management. Overall, effective administration underpins
sound urban planning and contributes to the stability and credibility of Namibia's housing market.
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The effectiveness of these administrative systems is often limited by fragmented institutional roles,
inadequate technical skills, and slow approval procedures. Many development approvals still depend
on sequential, paper-based processes that involve multiple institutions with distinct mandates and
minimal coordination. Developers frequently face delays in obtaining planning permissions,
environmental clearances, surveying, township setup, land registration, building inspections, utility
hookups, and occupancy permits. These delays raise project costs, postpone the availability of
serviced land and finished housing units, undermine affordability, and erode investor confidence.
Consequently, administrative inefficiencies create bottlenecks across the housing value chain,
restricting both public and private sectors from delivering housing at scale.

The Mass Housing Programme illustrates these administrative constraints well. Despite strong
political support and substantial public funding, delays often occurred in planning approvals,
municipal services, infrastructure coordination, land administration, and compliance procedures. As
highlighted in Chapter 9, these administrative hurdles slowed project progress and showed that
successful large-scale housing depends not only on financing and construction but also on efficient
administrative systems. This underscores that housing delivery is mainly a coordinated systems
process, not just construction. To address this, Namibia needs to modernize its housing
administration system fully. Processes should be digitized through integrated electronic platforms for
planning, land management, surveying, valuation, and approval to reduce duplication and increase
transparency. Approvals should follow clear statutory timelines and, where possible, be processed
simultaneously within a coordinated inter-agency framework. Additionally, establishing a One-Stop
Housing Delivery Centre, combining key authorities such as planning, environmental management,
surveying, infrastructure, land registration, and building control, could streamline approvals.
Prioritizing affordable housing projects that meet set eligibility criteria could also help speed up the
delivery of serviced land and housing.

Ultimately, enhancing administrative coordination goes beyond just cutting bureaucracy; it is a
strategic reform that impacts housing affordability, investment confidence, and housing supply.
Efficient systems help shorten development timelines, lower financing and holding costs, improve
infrastructure coordination, and boost the overall effectiveness of housing delivery. Modernizing
these processes is crucial for Namibia to attain the scale, efficiency, and sustainability needed to
tackle its housing backlog and promote long-term urban growth.

7.2.10 Housing Policy Gaps: Affordable Housing, Social Housing, and Rent-to-Own

Despite Namibia's broad policy and legislative framework for housing, significant gaps existin certain
subsectors. Recently, the government has emphasized affordable, social, and rent-to-own housing
as key priorities to address the increasing housing shortage. However, unlike some countries, these
models lack dedicated national policies, legislation, institutional support, or sustainable financing
plans that guide their implementation. The absence of specialized policies creates ambiguity
regarding institutional roles, eligibility, financing, subsidies, governance, and long-term sustainability .
As a result, these initiatives are often executed as isolated projects rather than as parts of a unified
national system, thereby limiting investor confidence, private-sector engagement, and scale-up
opportunities. Especially for affordable housing, a clear national definition is essential, including
affordability thresholds, target income groups, financing options, subsidies, responsibilities, and
monitoring. Without a consistent policy framework, institutions tend to interpret affordability
differently, complicating coordination, performance assessment, and the development of targeted
housing finance products.
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Namibia does not yet have a dedicated Social Housing Policy like South Africa's. In South Africa,
the Social Housing Act, the Social Housing Regulatory Authority (SHRA), and the National Social
Housing Programme create a comprehensive institutional framework for developing, financing,
regulating, and managing affordable rental housing for lower- and middle-income groups. This
framework clearly assigns responsibilities to the national government, municipalities, social housing
organizations, private developers, and financiers, while also offering sustainable subsidies to support
the long-term viability of social housing projects. Namibia has not established an equivalent policy
or institutional structure, despite increasing urban demand for affordable rentals. The same gap
exists for Rent-to-OwnHousing. Although such models are proposed to help households that cannot
immediately qualify for mortgages, Namibia lacks specific legislation or policies governing program
design, tenant eligibility, rental-to-ownership processes, financing arrangements, or risk sharing
among developers, financial institutions, and the government. As a result, rent-to-own initiatives are
limited, despite their potential to improve homeownership opportunities forlower- and middle-income
households.

The experience with the Mass Housing Programme highlights the need for comprehensive sector-
specific policies. While the Program notably increased the Government's emphasis on housing
delivery, it mainly focused on construction rather than on forming long-term policies for various
housing tenure types and delivery methods. Consequently, opportunities to grow affordable rental
housing, institutional social housing, and rent-to-own schemes were limited. This reinforces the idea
that effective housing delivery depends not only on projects but also on clear policies and institutional
frameworks supporting diverse housing solutions. Addressing these policy gaps should be key to
Namibia's housing reform. The Government should develop specific national policies for Affordable
Housing, Social Housing, and Rent-to-Own Housing, each backed by legislation, institutional roles,
financing, regulation, and implementation plans. These policies should define eligibility, affordability,
subsidies, governance, monitoring, and financing to encourage public and private investment.
Creating these specialized frameworks would enhance Namibia's housing system by broadening
options for different income groups, boosting policy stability, coordination, and investor confidence.
More importantly, they would help build a diversified housing ecosystem—integrating
homeownership, rental, incremental, social, and affordable housing into a unified national strategy.

7.3. Lessons from the Mass Housing Programme and the Housing Delivery System

This chapter's analysis shows that Namibia's housing problems are primarily caused by institutional
and systemic issues rather than by financial or technical factors alone. The legal and policy
frameworks are generally comprehensive and form a solid base for delivering housing. However,
their success depends on how well they work together as a unified system. The Mass Housing
Programme offersvaluable practical insights into this point. A key lesson from the Programmeis that
large-scale housing delivery cannot rely on construction alone. Despite setting ambitious targets and
showing strong political will, implementation faced delays due to issues beyond just construction.
These included delays in establishing townships, limited serviced land, infrastructure funding
shortages, fragmented institutional responsibilities, slow planning approvals, administrative
inefficiencies, affordability issues, and limited access to sustainable housing finance. These
challenges highlight that housing construction is just one part of a much larger housing delivery
system.

A key lesson is that institutional coordination is as crucial as financial investment. The Programme
showed that even with substantial government funding, housing delivery can slow down if
responsible institutions forland management, infrastructure, municipal approvals, housing finance,
procurement, and project execution work independently instead of within a unified framework.
Without a coordinated implementation mechanism, efficiency declines and transforming policy goals
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into actual housing becomes more difficult. The Programme also highlighted the importance of
sequencing housing activities properly. Successful projects depend on the timely provision of
serviced land, infrastructure, secure property rights, quick administrative approvals, and accessible
financing. When any part of this process lags, the entire system is impacted. Therefore, sustainable
housing delivery requires careful coordination across planning, infrastructure, land servicing,
financing, construction, registration, and occupancy, rather than solely focusing on housing
construction targets.

Another key lesson concerns housing finance, which plays an essential role. Simply increasing
housing supply isn't enough to improve home ownership if households lack access to affordable,
sustainable financing. Many potential beneficiaries face barriers such as affordability issues, deposit
requirements, income constraints, or unsuitable financing products. This indicates that housing
delivery and finance are interconnected and must develop together for housing programs to succeed.
The Programme also emphasized viewing housing as a long-term economic system, not just a short-
term construction effort. Successful housing delivery relies on effective institutions, predictable
regulations, sustainable financing, active capital markets, capable local authorities, and coordinated
efforts. When these elements work in harmony, housing becomes more efficient, sustainable, and
responsive to demand. The lessons from the Mass Housing Programme offer insights beyond that
initiative alone. They highlight the structural reformsneeded to strengthen Namibia's housing system
and support the core argument that Namibia’s housing challenge is fundamentally a systems issue
that requires integrated institutional, financial, and policy solutions.

7.4. Conclusion

This chapter explored the various institutional, legal, regulatory, and administrative factors affecting
Namibia's housing delivery system. It highlights Namibia's comprehensive legislative and policy
framework that covers housing, land management, planning, tenure, finance, capital markets, and
institutional investment. These frameworks form a vital foundation for housing development and
indicate significant progress since independence in establishing supportive institutions. Nonetheless,
the chapter also emphasizes that having strong legislation does not automatically ensure effective
housing delivery. The main obstacle is the limited coordination among implementing institutions.
Fragmented mandates, slow planning and approval processes, low municipal capacity, insufficient
infrastructure funding, limited serviced land, restricted access to housing finance, underdeveloped
capital markets, and administrative inefficiencies all undermine the system’s effectiveness. These
challenges are interconnected, driving up costs, causing delays, reducing affordability, and
constraining the overall supply of formal housing.

The practical insights gained from implementing the Mass Housing Programme confirm these
findings. Rather than indicating a failure of a single initiative, the programme revealed deeper
structural issues within the overall housing delivery system. Obstacles related to institutional
coordination, serviced land, infrastructure, planning approvals, financing, and administrative
procedures showed that successful housing delivery depends on the entire housing value chain's
performance, not just the effectiveness of individual institutions or policies. As such, the programme
offersvaluable lessons that inform the reforms proposed here. The chapter concludes that Namibia's
main housing challenge is better understood as a systemic issue in its housing delivery process
rather than solely a housing construction or market problem. The country already has key elements
needed for successful housing provision, such as supportive laws, established institutions, secure
property rights, a stable banking sector, and substantial domestic institutional capital. The primary
task is to integrate these elements into a coordinated, efficient, and investment-ready housing
ecosystem capable of delivering housing at scale.
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This conclusion links the conceptual groundwork to the rest of the study. After identifying the
institutional causes behind the housing system's underperformance, the following chapters shift
focus from diagnosis to solutions. They explore the investment needed to close the housing backlog,
frame housing as a strategic institutional asset class, develop a National Housing Finance
Architecture to mobilize long-term capital, and propose an Integrated National Housing Delivery
Framework. This framework aims to align policy, institutions, finance, infrastructure, and
implementation into a cohesive national housing system. These reforms collectively aim to transform
Namibia's housing sector from a disjointed delivery approach into a coordinated, sustainable, and
scalable housing ecosystem that can meet both current and future housing needs.
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CHAPTER 8: REASSESSING NAMIBIA’S HOUSING BACKLOG: EVIDENCE FROM THE 2023
POPULATION AND HOUSING CENSUS

8.1. Introduction

Accurately assessing the housing backlog is crucial for shaping effective housing policies, planning,
and investment decisions. These estimates influence national housing targets, infrastructure
projects, budgets, institutional mandates, financing methods, and the prioritization of housing
interventions. The methodology behind this estimation significantly affects how governments,
financial institutions, local authorities, developers, and other stakeholders understand and address
the housing challenge. However, interpreting housing backlog figures requires caution, as different
approaches may yield varied results because they measure different aspects of housing need. Some
methods focus on households in informal or inadequate dwellings, while others consider broader
factors like household formation, existing stock, and replacement of outdated or substandard units.
Therefore, a backlog estimate is not merely a neutral figure but also reflects the definition of housing
need, data quality, and assumptions used in the method.

For over ten years, Namibia’s housing backlog has been estimated to range between 100,000 and
300,000 units. These figures, mainly based on the 2011 Population and Housing Census,
government planning papers, and sector analyses, have been frequently cited in national
development strategies, housing policies, academic studies, and public discussions. While these
estimates served as a crucial reference for policy and planning at the time, they reflect demographic,
economic, and housing conditions from over a decade ago. Since 2011, Namibia has undergone
notable demographic and socio-economic shifts. Population growth, rapid urbanization, increased
household formation, expansion of informal settlements, rising land and construction costs,
infrastructure challenges, and declining housing affordability have significantly changed both the
scope and nature of housing needs. These developments necessitate a reassessment of the national
housing backlog based on the latest and most comprehensive data.

This chapter offers an updated empirical evaluation of Namibia’s housing backlog, utilizing data from
the 2023 Population and Housing Census. It compares two complementary estimation methods. The
first, the Census-Based Informal Housing Backlog Method, identifies the minimum observable
backlog as the number of households in informal dwellings. This approach estimates Namibia’s
minimal housing backlog at 217,069 households in 2023. The second, the Modified Housing
Requirement Method, adapted from the Mansehra framework, calculates housing needs by
comparing the required housing units to the current occupied stock, adding an allowance for
replacing inadequate informal, traditional, and other dwellings. Assuming 80 percent of informal and
20 percent of traditional and other dwellings need replacement, this method estimates a backlog of
about 270,318 housing units. While both methods are described and analyzed, the study primarily
uses the Modified Housing Requirement Method, as it offers a broader view of housing need
considering not just current informal dwellings but also the overall housing shortage and replacement
demand for substandard housing. This approach provides a more comprehensive understanding of
the housing units needed to meet unmet demand and replace deteriorated housing stock.

Based on the 2023 Population and Housing Census, the Modified Housing Requirement Method
estimates Namibia's overall housing backlog at 270,318 units, which includes a shortage of 39,030
units and a replacement demand of 231,288 units. The replacement estimate relies on clear
assumptions about the proportion of informal and traditional dwellings needing replacement. These
assumptions are transparently explained, consistently applied, and intended to provide a realistic
long-term planning figure rather than an exact census count. As such, this estimate is more suitable
for long-term policies, infrastructure planning, investment efforts, and designing national housing
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programs. The Census-Based Informal Housing Backlog Method serves as an important
supplementary measure, recording the minimum observable housing backlog from the 2023 Census.
The figure of 217,069 households reflects those living in informal dwellings, forming the empirical
lower limit of Namibia's housing need. Unlike the modified model, it does not account for shortages
or replacement needs and should be viewed as a conservative estimate. Therefore, the study adopts
270,318 units as the primary planning estimate for Namibia’s housing backlog, while maintaining the
217,069 households figure as the minimum verified benchmark for comparison.

The chapter is structured into several sections. Section 8.2 introduces the conceptual framework,
defining the housing backlog and differentiating between quantitative and qualitative housing deficits.
Section 8.3 details the Census-Based Informal Housing Backlog Method and calculates the main
estimate using data from the 2023 Population and Housing Census. Section 8.4 presents the
Modified Housing Requirement Method as an alternative estimate, outlining its key assumptions.
Section 8.5 compares both methods and explains why the census-based estimate is preferred. The
following sections analyze the growth and changing nature of the housing backlog since 2011, its
spatial and socio-economic aspects, and the implications for national housing policy. The chapter
concludes that addressing a minimum backlog of 217,069 households necessitates a diversified,
integrated housing system. This system should go beyond traditional construction to include serviced
land development, infrastructure, upgrading informal settlements, incremental housing, affordable
rentals, secure tenure, housing finance, and institutional coordination. Rather than just reassessing
statistics, this chapter provides the empirical foundation for the rest of the study. The census-based
estimate supports the proposed National Housing Delivery System, Finance Architecture, and
institutional, legislative, and policy reforms discussed later. Ultimately, the chapter shifts Namibia’s
housing challenge from a narrow focus on construction deficits to a comprehensive sector
development issue requiring coordinated efforts across land management, infrastructure, finance,
institutions, local government, and capital markets.

8.2. Conceptualizing the Housing Backlog

The term "housing backlog" is frequently used in housing policy, national development planning, and
public discourse, but its meaning varies. Sometimes it specifically refers to the number of additional
houses needed for households without formal housing. Other times, it includes a wider range of
issues such as overcrowding, poor structural conditions, insecure tenure, lack of basic services, and
outdated housing stock. The estimate from any backlog assessment depends on how it's defined,
the indicators chosen, and data quality. A narrow definition might underestimate needs but miss the
full extent of housing problems, while a broader one offers a more complete picture but can involve
assumptions and data challenges, including double counting. For this study, housing backlog is
understood as: The number of households that do not have access to adequate, secure, and
sustainable housing and therefore require some form of housing intervention, including the provision
of a new housing unit, replacement of an inadequate dwelling, upgrading of an existing settlement,
access to serviced land, tenure regularisation, or improvement in basic services. This definition
acknowledges that the housing backlog goes beyond just a shortage of units. It also considers the
adequacy, condition, security, affordability, and functionality of the housing used by households.
Therefore, addressing the national housing challenge requires evaluating both quantitative and
qualitative aspects.
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8.2.1 Quantitative Housing Deficit

The quantitative housing deficit refers to the difference between the number of housing units needed
by the population and the available suitable units. It occurs when population growth and household
formation outpace the increase in housing supply. A quantitative deficit may happen in situations
where:

e households do not occupy a separate dwelling;

o multiple households share a single housing unit involuntarily;

e newly formed households cannot access housing;

e existing housing stock is insufficient to accommodate the population;

e housing construction fails to keep pace with household formation; or

e housing units are removed from the usable stock through demolition, abandonment or
deterioration.

The required housing units can be estimated based on the total population and average household
size or directly from the number of households. Ideally, the available housing stock should include
usable occupied and vacant units, excluding those that are structurally unsafe, abandoned, or
otherwise unsuitable for living. In reality, estimating the housing deficit is often limited by incomplete
data on the total stock. Census reports may list households and dwelling types but often lack a
comprehensive inventory of occupied, vacant, seasonal, abandoned, and uninhabitable units.
Therefore, one should not automatically equate the number of households with the total housing
stock. While the quantitative deficit helps determine how many new units are needed to house
households without adequate or separate housing, it does not necessarily indicate whether the
existing occupied units are sufficient.

8.2.2 Qualitative Housing Deficit

The qualitative housing deficit involves households living in dwellings that do not meet basic
standards of adequacy, safety, security, or habitability. The issue is not the total lack of shelter but
rather the poor quality or limited functionality of their homes and surroundings. Such a deficit can
occur when households reside in dwellings that are characterized by:

e temporary or non-durable construction materials;

o structural instability or serious deterioration;

e overcrowding;

e inadequate internal space;

e insecure tenure or risk of eviction;

e lack of access to potable water;

e inadequate sanitation;

e absence of electricity;

e poor drainage or waste-management services;

e exposure to flooding, fire or other environmental hazards;

e excessive distance from employment and social services; or
e housing costs that impose an unsustainable financial burden on the household.

The qualitative deficit extends beyond the physical structure itself. It encompasses services, tenure
arrangements, location, and affordability, all of which affect whether housing offers a safe and
sustainable living environment. Not every qualitative housing issue demands total demolition and
reconstruction. Based on the type and extent of the problem, suitable interventions might include:

e informal settlement upgrading;
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e provision of bulk and internal infrastructure;

e incremental improvement of existing structures;

e tenure regularisation;

o extension of water, sanitation and electricity services;

o rehabilitation of deteriorated dwellings;

o settlement reblocking and spatial reorganisation; or

« relocation from unsafe or environmentally unsuitable areas.

This distinction is important because equating every inadequate dwelling with the need for a newly
constructed house may overstate the need for new construction and lead to unnecessarily expensive
policy responses.

8.2.3 Replacement Demand

Replacement demand refers to the share of existing housing that no longer offers suitable
accommodation and must be replaced. It is part of the larger qualitative housing deficit but is
distinguished analytically because it directly raises the need for new housing units. Replacement
demand can occur when dwellings:

e have reached the end of their useful physical life;

e are structurally unsafe;

e are constructed from materials that cannot be economically rehabilitated;

e are located in areas exposed to persistent environmental hazards;

o must be demolished to permit settlement restructuring or infrastructure installation; or
e are otherwise unsuitable for permanent occupation.

Replacement demand should not automatically be assumed to cover all informal or traditional
dwellings. Some informal structures might be phased into improvements, and many traditional
homes could stay structurally sound and culturally suitable. The share needing replacement must
be identified using housing-condition data or, if that data is absent, based on explicitly disclosed
planning assumptions.

8.2.4 Housing Backlog and Housing Need

Although the terms housing backlog and housing need are often used interchangeably, they are not
exactly the same. The housing backlog usually denotes the total number of households whose
current housing situations require action at a specific moment. Housing need is a wider concept and
can also encompass:

o the existing backlog;

o future household formation;

o anticipated population growth;

o replacement of housing that will become obsolete;

e migration and urbanization;

e changes in household size;

o demand for different tenure forms; and

e requirements for rental, student, elderly or other specialized housing.

The housing backlog represents a current stock measure, whereas housing need encompasses both
existing deficiencies and future requirements. This study primarily examines the backlog recorded
or estimated for 2023. Future housing needs are addressed separately in the national housing
delivery and financing projections.
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8.2.5 Housing Backlog and Effective Market Demand

Housing need must be differentiated from effective housing demand. A household might require
adequate housing but lack the income, savings, collateral, or access to financing needed to buy or
rent a formal dwelling. Effective market demand reflects housing needs backed by enough
purchasing power or access to finance. In contrast, social housing need includes households that
require accommodation but cannot afford market prices without public support, cross-subsidies, or
alternative financing. This distinction is especially important in Namibia, where many households
remain part of the housing backlog yet cannot afford conventional housing. As a result, resolving the
backlog cannot rely solely on mortgage lending or private-sector construction; targeted interventions
that consider household income, affordability, and tenure preferences are necessary.

8.2.6 Minimum Observable Backlog and Broader Housing Requirement

This study identifies two measures, considering the conceptual and data complexities involved. The
first is the minimum observable housing backlog, which counts households living in informal
dwellings as per the 2023 Population and Housing Census. This metric is directly observable,
transparent, and reproducible, but it doesn't accountfor all types of housing deficiencies. The second
measure is the broader housing requirement backlog, which includes the quantitative shortage plus
an estimate of informal, traditional, and other dwellings needing replacement. While this offers a
more comprehensive planning perspective, it relies on assumptions regarding housing conditions
and replacement rates. The relationship between the two measures is summarised in Table 8.1.

Table 8.1: Conceptual Components of the Housing Backlog

Component ‘ Description Typical Policy Response
Quantitative Shortage of housing units relative to New construction, serviced land, rental
deficit households or population requirements |housing and increased housing supply

Informal housing | Households living in informal dwellings  |Upgrading, incremental housing, tenure
deficit regularisation, infrastructure or
replacement

Qualitative deficit | Existing dwellings that fail to meet Rehabilitation, infrastructure, upgrading
standards of safety, services, space or |or relocation
security

Replacement Dwellings that cannot be economically or [ Demolition and construction of

demand safely retained replacement units

Overcrowding More people or households occupying a |Extensions, additional units, rental
dwelling than it can adequately housing or new construction
accommodate

Service deficit Dwellings lacking water, sanitation, Bulk and internal infrastructure
electricity, roads or drainage investment

Tenure deficit Households without secure or legally Tenure regularisation, title reform or
recognized occupation rights alternative tenure instruments

Affordability Households unable to afford adequate Subsidies, rental housing, incremental

deficit housing through market mechanisms finance and affordable housing

programmes
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8.2.7 Definition Adopted for This Study

While this chapter introduces both the Census-Based Informal Housing Backlog Method and the
Modified Housing Requirement Method, the study primarily uses the Modified Housing Requirement
Method to measure Namibia's housing backlog. For the rest of the study, the operational definition
is: Namibia's national housing backlog refers to the estimated number of extra housing units needed
to address the quantitative housing shortage and to replace existing dwellings deemed unsuitable
for long-term living. Applying this definition to the 2023 Population and Housing Census produces
an estimated national housing backlog of 270,318 housing units. This estimate comprises a
quantitative housing shortage of 39,030 units and replacement demand of 231,288 units, reflecting
the broader housing requirement necessary to provide households with access to adequate, secure
and sustainable housing.

The estimate should not be interpreted as implying that all 270,318 housing units must be delivered
immediately or through conventional brick-and-mortar construction. Rather, it represents the total
scale of housing intervention required over time. Depending on household circumstances and
settlement conditions, appropriate interventions may include new housing construction, serviced
land delivery, informal settlement upgrading, incremental housing, rehabilitation of existing
dwellings, infrastructure provision, secure land tenure and affordable rental housing. The Census-
Based Informal Housing Backlog Method remains an important complementary measure because it
provides the minimum directly observable housing backlog recorded by the 2023 Population and
Housing Census. The recorded 217,069 households residing in informal dwellings constitute the
empirical lower bound of Namibia's housing need and serve as an important benchmark for validating
and interpreting the broader planning estimate.

8.3. Census-Based Informal Housing Backlog Method

8.3.1 Rationale for the Method

The Census-Based Informal Housing Backlog Method calculates the housing backlog by counting
households living in informal dwellings. It offers a straightforward and observable indicator of
households outside the formal housing system that need significant housing interventions. The
method relies on the premise that households in informal dwellings are the most visible and easily
measurable part of the national housing backlog. Informal dwellings typically use temporary or non-
durable materials, have insecure tenure, lack access to basic services, and often do not meet formal
planning and building standards. While conditions can vary widely between settlements and
structures, living in an informal dwelling consistently indicates housing deprivation. This approach
does not aim to capture all housing deficiencies; it excludes households in overcrowded formal
housing, deteriorated traditional dwellings, poorly serviced formal settlements, or those affected
mainly by affordability and tenure issues. Consequently, it offers a minimum estimate of housing
needs, emphasizing observable cases. The main advantages of this method are that it

o relies directly on official census data;

e requires minimal modelling assumptions;

e is transparent and readily reproducible;

o allows comparison between census periods;

o limits the risk of double counting; and

e provides a clear basis for monitoring the expansion or reduction of informal housing.

For these reasons, the study adopts the Census-Based Informal Housing Backlog Method as its
principal methodology.
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8.3.2 Classification of Households by Dwelling Type

In the 2023 Population and Housing Census, households were categorized based on their dwelling
types. For this study, these categories are condensed into three main groups: formal dwellings,
informal dwellings, and traditional and other dwellings. Formal dwellings are built mainly from durable
materials and typically situated in recognized residential areas. Informal dwellings are primarily made
from temporary or semi-permanent materials such as corrugated iron, timber, plastic, and discarded
resources. Traditional and other dwellings include traditional structures and other accommodation
types that do not clearly fit into the formal or informal categories. Table 8.2 shows the distribution of
households across these broad dwelling categories in 2023.

Table 8.2: Households by Broad Dwelling Category, 2023

Dwelling category Number of households Share of total households

Formal dwellings 251,105 33.2%
Informal dwellings 217,069 28.7%
Traditional and other dwellings|288,165 38.1%
Total households 756,339 100.0%

Source: Author’s consolidation based on the 2023 Population and Housing Census.

The data indicate that in 2023, about one-third of households in Namibia lived in formal dwellings.
Nearly 30% resided in informal housing, while an additional 38.1% occupied traditional or other types
of housing. This high proportion of households outside the formal housing sector shows that
Namibia’s housing issue isn't just a matter of building more houses. It also highlights the limited
capacity of the land, infrastructure, construction, and housing finance systems to handle the growing
number of households.

Table 8.3: Derivation of the Census-Based Housing Backlog

Component Number of households

Total households recorded in 2023 756,339

Households residing in formal dwellings 251,105

Households residing in traditional and other dwellings [288,165

Households residing in informal dwellings 217,069
Census-based housing backlog 217,069
Backlog as a share of total households 28.7%

Source: Author’s calculations based on the 2023 Population and Housing Census.

Between 2011 and 2023, the informal housing backlog grew by roughly 11,891 households annually.
This figure shows the net annual increase in households living in informal dwellings, not the total
number of households entering or leaving informal settlements during that period. The rapid growth
of informal housing suggests that formal housing delivery did not keep pace with population growth,
household formation, and urbanization. Although formal housing also increased during this period, it
was insufficient to meet the rising demand.
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8.3.3 Interpretation of the 217,069-Household Estimate

The 217,069 household estimate should be seen as the minimum visible housing backlog from the
2023 Population and Housing Census. It reflects households living in informal dwellings and provides
an empirical measure of those whose formal housing needs remain unmet. However, this estimate
does not represent the entire national housing backlog, nor does it mean every informal dwelling
needs demolition or replacement, nor that every affected household requires an immediate
conventional house. It also does not imply that households outside informal settlements face no
housing issues. Instead, it highlights households that need some form of housing intervention. The
type of intervention depends on factors like the dwelling's condition, household affordability, land
tenure, access to basic services, environmental risks, and settlement characteristics. Solutions may
include informal settlement upgrades, serviced land, incremental housing, structure rehabilitation,
tenure regularization, infrastructure, affordable rental options, or microfinance. In some cases,
replacement housing may be needed. This estimate shows the minimum number of households
requiring intervention, not the number of new housing units needed. It serves as a lower boundary
for the broader national housing backlog of 270,318 units.

8.4. Modified Housing Requirement Method

8.4.1 Introduction

The Census-Based Informal Housing Backlog Method offers a reliable estimate of the minimum
observable housing backlog, but it doesn't fully capture the broader housing needs for national
planning. A complete assessment must include not only households in informal dwellings but also
the shortage of housing units relative to the population, as well as the replacement of dwellings that
are no longer suitable for long-term use. Therefore, this study uses a Modified Housing Requirement
Method to estimate Namibia's national housing backlog. This method relies on the 2023 Population
and Housing Census as its empirical basis, incorporating clear planning assumptions about
household formation and replacement needs. It provides a more comprehensive estimate of housing
needs that better supports long-term housing policies, infrastructure planning, investment, and
national housing programs. While the replacement estimates are based on planning assumptions
instead of direct census data, these assumptions are explicitly stated and consistently applied to
produce a transparent and complete picture of Namibia's housing requirements.

8.4.2 Methodological Framework

The Modified Housing Requirement Method calculates the national housing backlog by combining
three elements: the number of housing units needed for the population, the current occupied housing
stock, and the proportion of existing homes needing replacement due to inadequacy. It
acknowledges that housing need goes beyond those living in informal settlements and considers
both the quantitative shortage of units and the qualitative deficiencies of the current stock. The
backlog is thus estimated as the gap between required and occupied units, plus the demand for
replacing substandard dwellings. This method offers a planning-oriented estimate of the total
housing units necessary to address both aspects of Namibia's housing deficit. It relies on official
census data while incorporating planning assumptions to support long-term housing policy and
investment decisions.

8.4.3 Estimation of Namibia's National Housing Planning Backlog

The Modified Housing Requirement Method assesses Namibia's overall housing backlog by
combining the numerical housing shortage with the estimated need for replacement due to
substandard housing. The numerical shortage refers to the gap between the housing units needed
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for the population and the current occupied housing stock. Replacement demand estimates how
much of the existing housing stock needs replacing because it is unsuitable for long-term use.
Together, these factors offer an overall estimate of the total housing units necessary to meet both
the quantitative shortage and the qualitative condition of housing in Namibia.

Table 8.4: Derivation of Namibia's National Housing Planning Backlog (2023)

Stage Component Basis/Assumption Calculation Housing Units
A Population (2023) |2023 Population and Housing — 3,022,401
Census persons

B Average household |3.8 persons per household — 3.8
size

C Required housing |Population + household size 3,022,401 + 3.8 795,369
units

D Estimated occupied |Total households recorded in the — 756,339
housing stock 2023 Census

E Quantitative Required housing units — occupied |795,369 - 756,339 | 39,030
housing shortage housing stock

F Informal dwellings |Census count — 217,069
Informal 80% require replacement 217,069 x 80% 173,655
replacement
assumption

H Traditional & other [Census count — 288,165
dwellings

I Traditional & other [20% require replacement 288,165 x 20% 57,633
replacement
assumption

J Total replacement |Informal + Traditional replacement (173,655 + 57,633 |231,288
demand

K National housing Quantitative shortage + replacement |39,030 + 231,288 |270,318
planning backlog demand

Source: Authors calculations based on the 2023 Population and Housing Census.

Using the Modified Housing Requirement Method with the 2023 Population and Housing Census
estimates a national housing backlog of 270,318 units. Of these, 39,030 (14.4%) reflect growth-
related shortages, while 231,288 (85.6%) are due to the need for replacing housing that no longer
meets long-term living standards. This suggests Namibia's housing issues stem from both
accommodating new households and gradually replacing or redeveloping a significant portion of the
existing housing stock. Therefore, solving the backlog requires a mix of new construction, upgrading
informal settlements, urban renewal, provision of serviced land, and targeted replacement programs,
rather than relying solely on greenfield developments.
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8.5. Comparison of the Housing Backlog Estimation Methods
8.5.1 Comparative Assessment

The two housing backlog estimation methods discussed in this chapter assess different but
complementary aspects of Namibia's housing issues. The Census-Based Informal Housing Backlog
Method quantifies the minimum visible housing backlog by identifying households living in informal
dwellings, offering a direct and verifiable measure of housing deprivation based solely on official
census data. Conversely, the Modified Housing Requirement Method broadens the analysis by
including both the quantitative shortage of housing units and the estimated replacement needs due
to inadequate existing housing. Therefore, these methods should not be seen as competing but as
serving distinct analytical and policy functions. The census-based approach provides a solid
empirical benchmark for tracking changes in informality over time and assessing housing policies.
However, since it does not account for shortages and replacement demands, it does not reflect the
entire housing need for universal access to adequate housing. The Modified Housing Requirement
Method compensates for this by estimating the total housing units necessary to address both the
quantitative and qualitative aspects of the housing gap. Consequently, it offers a comprehensive
estimate more suitable for national housing planning, infrastructure development, and long-term
capital mobilization.

Table 8.5: Comparison of Housing Backlog Estimation Methods

Criterion Census-Based Informal Modified Housing Requirement Method
Housing Method

Primary objective Measure the minimum Estimate the national housing planning
observable housing backlog |backlog

Concept measured Households residing in Total housing units required to eliminate
informal dwellings quantitative shortages and replacement

demand

Basis of estimation Census dwelling Census data combined with explicit planning
classification assumptions

Primary data source 2023 Population and 2023 Population and Housing Census
Housing Census

Quantitative housing No Yes

shortage included

Replacement demand No Yes

included

Planning assumptions | Minimal Moderate

required

Transparency Very high High

Replicability Very high High, provided assumptions are disclosed

Best application Monitoring informality and National housing policy, infrastructure
housing deprivation planning and investment analysis

Estimated backlog 217,069 households 270,318 housing units
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8.5.2 Rationale for Adopting the Modified Housing Requirement Method

While both estimation approaches offer valuable insights into Namibia's housing issues, this study
primarily uses the Modified Housing Requirement Method as it offers a more comprehensive view of
housing needs and aligns better with national housing policy and long-term planning. Its main
advantage is that it recognizes that housing demand goes beyond households in informal
settlements. Although these households are the most visible sign of housing deprivation, they do not
cover the full scope of Namibia's housing problem. A national strategy must also consider the
housing deficit caused by population growth and household formation, as well as the need to replace
housing that is structurally unsafe, outdated, or unsuitable for continued use. By including these
factors, the Modified Housing Requirement Method delivers a more accurate estimate of the total
housing interventions needed to ensure adequate housing for everyone. Additionally, this method is
based on the 2023 Population and Housing Census, which provides the primary empirical data. The
additional replacement assumptions do not override census data but extend it to estimate housing
needs that census alone cannot directly show. These assumptions are clearly stated, transparently
applied, and can be updated as new information on housing conditions emerges.

The Modified Housing Requirement Method better suits estimating future resource needs. Housing
policy, infrastructure planning, capital mobilization, and investment strategies require an estimate of
the total housing units needed in the medium to long term, beyond just the current households in
informal settlements. Therefore, the backlog estimate of 270,318 units offers a more appropriate
basis for projecting land needs, infrastructure investments, construction demand, housing finance,
and institutional capital mobilization. The Census-Based Informal Housing Backlog Method remains
a useful complementary measure. Its estimate of 217,069 households provides a transparent,
directly observable, and independently verifiable benchmark for tracking changes in informality and
assessing policy effectiveness over multiple census periods. This study distinguishes between the
minimum observable backlog households in informal dwellings and the broader national backlog of
270,318 units, which is adopted as the primary measure because it better captures Namibia's overall
housing needs while relying on official census data and transparent planning assumptions.

8.5.3 Implications for Housing Policy

The adoption of the Modified Housing Requirement Method significantly impacts housing policy and
national planning. The estimated backlog of 270,318 units indicates that Namibia's housing issues
go beyond just households in informal settlements. While the Census-Based Informal Housing
Backlog Method offers a reliable estimate of the minimum observable backlog, it does not account
for all necessary housing interventions to support population growth, replace substandard housing,
and enhance overall living conditions. The wider planning estimate emphasizes the importance of a
diverse housing strategy, including new construction, upgrading informal settlements, providing
serviced land, incremental development, rehabilitating existing homes, investing in infrastructure,
securing land tenure, and offering affordable rental options. Additionally, it offers a more accurate
basis for planning future land needs, infrastructure investments, housing finance, and institutional
capital mobilization.

By adopting a broader estimate, this study emphasizes that housing policy should be informed not
only by the present observable housing deprivation but also by the long-term housing needs to
ensure everyone has access to adequate housing. The figure of 270,318 housing units serves as a
strategic reference point for the government, local authorities, housing organizations, financial
institutions, and private stakeholders involved in Namibia's housing sector.
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8.5.4 Conclusion

The comparison between the two methods shows that Namibia's estimated housing backlog largely
depends on how housing need is defined and measured. The Census-Based Informal Housing
Backlog Method estimates the minimum observable backlog, identifying households in informal
dwellings and providing a verifiable figure of 217,069 households based solely on census data.
Conversely, the Modified Housing Requirement Method offers a broader estimate of 270,318
housing units by combining the housing shortage with replacement demand estimates based on
transparent planning assumptions. While this method involves additional assumptions, it offers a
more comprehensive view of Namibia's housing needs and is thus more suitable for shaping national
housing policy, long-term planning, and investment decisions. It emphasizes that achieving
adequate housing entails not only reducing the current shortage but also addressing the ongoing
replacement and improvement of inadequate housing stock.

This study primarily uses the Modified Housing Requirement Method to measure Namibia's national
housing backlog, with an estimate of 270,318 units serving as the main reference point for analysis
and recommendations. Additionally, the Census-Based Informal Housing Backlog Method plays a
key supporting role, providing an estimate of 217,069 households. This figure represents the
minimum directly observable housing backlog and offers a useful indicator for tracking changes in
housing deprivation across census periods.
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PART Illi: DIAGNOSING NAMIBIA'S HOUSING DELIVERY SYSTEM

This part examines the underlying causes of Namibia's housing delivery challenges by evaluating
the performance of the country's principal housing interventions and institutions. Having established
the scale of the housing challenge in the preceding chapters, the study now shifts its focus from
measuring the problem to understanding why housing delivery has consistently fallen short of
national housing needs. Rather than attributing the housing challenges solely to insufficient housing
construction or inadequate public expenditure, this part investigates the institutional, financial,
governance and implementation factors that have constrained housing delivery over time. It
recognizes that housing outcomes are shaped not only by policy ambition but also by the
effectiveness of the institutions responsible for planning, financing, coordinating and implementing
housing programs. Consequently, the analysis evaluates whether Namibia's current institutional
arrangements are capable of delivering housing at the scale required to meet present and future
demand.

This section includes two chapters. Chapter 9 analyzes the Mass Housing Programme (MHP),
Namibia's largest and most ambitious public housing project since independence. It evaluates the
Programme's goals, achievements, implementation experience, financing methods, and operational
challenges, while extracting key lessons for future housing policies. Instead of treating the
Programme as a mere success or failure, the analysis considers the broader institutional and
systemic factors that influenced its outcomes over time. Chapter 10 reviews the performance of
Namibia's government-run housing agencies, focusing on their mandates, governance, financing,
and effectiveness. It highlights issues such as institutional fragmentation, funding limitations,
regulatory hurdles, poor coordination, and implementation difficulties affecting sector-wide housing
delivery. It also examines the changing roles of public bodies, local authorities, development banks,
and private sector stakeholders within Namibia's housing system. Overall, these chapters show that
Namibia's housing problems stem not just from insufficient building but from systemic weaknesses.
Fragmented institutions, poor coordination, limited long-term funding, infrastructure issues, and
inefficiencies have all hampered the success of housing policies and programs. These insights set
the stage for Part IV, which introduces a new housing delivery model, an implementation framework,
and a National Housing Finance Architecture designed to create a more coordinated, diversified,
and financially sustainable housing system in Namibia.
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CHAPTER 9: THE MASS HOUSING PROGRAMME: AN APPRAISAL OF NAMIBIA'S PREMIER
HOUSING INITIATIVE

9.1. Introduction

The Mass Housing Programme (MHP) is often portrayed in public discourse as an ambitious yet
ultimately unsuccessful housing initiative in Namibia. This perception often stems from early
implementation challenges and the gap between its aspirational housing targets and the initial
number of completed units. Consequently, the programme is often described as a short-lived
intervention that failed to achieve its objectives and was subsequently discontinued. This chapter
contends that such a conclusion is incomplete and inadequately informed. An assessment of the
MHP based solely on its initial implementation performance overlooks its broader strategic vision,
long-term policy objectives, and enduring influence on Namibia's housing sector. Crucially, it
disregards the programme's conception as an eighteen-year national housing initiative, designed to
extend to Vision 2030, rather than a short-term construction project confined to a single
administrative term. Many of the programme's strategic objectives, including large-scale housing
delivery, enhanced housing finance mechanisms, public-private partnerships, institutional
investment, community-based housing models, and comprehensive housing sector reform, continue
to shape national housing policy. The current commitment by President Netumbo Nandi-Ndaitwah
to deliver 10,000 houses annually, forinstance, closely aligns with the MHP's original annual delivery
target of approximately 10,278 housing units.

Launched by the Government of Namibia in 2013, the Mass Housing Programme stands as the
country's most comprehensive and ambitious housing effort since independence. Designed as a
long-term initiative, it aligns with Vision 2030, the Fourth National Development Plan (NDP4), and
the 2009 White Paper on Housing. Its goal was to fundamentally reshape Namibia's housing sector
by providing around 185,000 homes by 2030.

The program aimed not only to reduce the housing backlog but also to enhance affordability, boost
economic growth, create jobs, attract public and private investments, strengthen housing finance,
and foster sustainable human settlements. Unlike traditional housing projects, its Blueprint
addresses a holistic sector approach, including land use planning, infrastructure, credit-linked and
subsidized housing, upgrading informal settlements, community and rural housing, regulatory
reforms, institutional capacity building, and innovative financing. It also proposed establishing a
National Housing Development Fund, mobilizing investments through a Special Purpose Vehicle
(SPV), expanding partnerships, implementing phased developments, and improving program
management. This approach highlights that sustainable housing delivery relies on the coordinated
efforts across the entire housing value chain, rather than just construction.

Despite its ambitious vision and expansive policy framework, implementation faced considerable
challenges. The program experienced delays related to the delivery of serviced land, infrastructure
provision, municipal capacity constraints, housing finance limitations, institutional coordination
complexities, regulatory impediments, and capital mobilization difficulties. These challenges led
many observers to assess the program primarily by the number of houses completed in its initial
years. While such assessments provide valuable insights, they offer only a partial understanding of
the program's overall significance.
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This chapter adopts a broader perspective, reviewing the Mass Housing Programme as Namibia's
preeminent national housing initiative rather than evaluating it solely as a construction program. It
examines the policy rationale underpinning the program, the justification for its housing targets, its
institutional and financing arrangements, implementation experience, performance, and lessons
learned over morethan a decade of operation. The chapter also considers the program's contribution
to subsequent housing delivery under successive administrations and evaluates its continuing
relevance within Namibia's long-term housing policy framework.

A central argument in this chapter is that the implementation challenges experienced under the Mass
Housing Programme should not be interpreted as indicative of a flawed strategic vision. Rather, they
underscore the critical dependence of large-scale housing delivery on the robustness of the broader
housing sector. The programme exposed structural weaknesses in land servicing, infrastructure
financing, housing finance, institutional coordination, regulatory systems, and capital mobilization,
while simultaneously providing valuable institutional learning on how to effectively address these
constraints. Accordingly, this chapter concludes that the Mass Housing Programme should not be
viewed as an initiative belonging to a particular administration or historical period. Instead, it should
be regarded as the foundational pillar of Namibia's long-term national housing strategy. The analysis
demonstrates that many of the strategic reforms proposed in this report, including strengthened
housing institutions, improved infrastructure financing, expanded capital market participation,
diversified housing finance, enhanced public-private partnerships, and integrated housing delivery
systems, are consistent with and build upon the original vision of the Mass Housing Programme.
The challenge facing Namibia is therefore not to formulate a new housing vision but to modernize,
strengthen, and fully operationalize the existing vision.

9.2. Background and Policy Intent

By the early 2010s, Namibia's housing deficit had become a critical socioeconomic and
developmental challenge. Rapid urbanization, sustained demographic growth, rural-to-urban
migration, and rising household formationrates significantly outpaced formalhousing provision. This
disequilibrium led to a growing housing backlog and the proliferation of informal settlements across
major urban centers, including Windhoek, Walvis Bay, Swakopmund, Oshakati, and several nascent
regional towns (UN-Habitat, 2011; NHAG, 2015). Concurrently, rising land values, infrastructure
constraints, and declining housing affordability increasingly marginalized low- and middle-income
households from formal housing markets. The housing challenge thus transcended a mere shortage
of dwellings, evolving into a multifaceted developmental impediment affectingeconomic productivity,
social inclusion, urban planning, and national progress. Recognizing the strategic imperative of
housing, the Government of Namibia progressively elevated housing from a social welfare function
to a foundational pillar of national development policy. This strategic reorientation was formally
articulated in the 2009 White Paper on Housing, which positioned housing as a catalyst foreconomic
growth, job creation, household wealth accumulation, and sustainable human settlement
development. The White Paper proposed a comprehensive reform agenda that included accelerated
serviced land delivery, expanded investment in municipal infrastructure, mobilization of domestic
savings and affordable housing finance, strengthening of the regulatory framework, promotion of
public-private partnerships, support for community-based housing initiatives, encouragement of
alternative building technologies, and the creation of integrated human settlements (Government of
Namibia, 2009).
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These policy reforms were later reinforced by Vision 2030 and the Fourth National Development
Plan (NDP4). Vision 2030 envisioned universal access to affordable housing for all Namibians,
alongside the progressive elimination of informal settlements and the reduction of spatial disparities
between urban and rural communities. Consistent with this vision, NDP4 committed the Government
to establishing a robust and effective housing delivery program, with affordability as a defining
characteristic. One of the plan's primary objectives was to increase the share of Namibian
households living in modern housing from approximately 41 percent in 2009/2010 to 60 percent by
the end of the NDP4 implementation period (Government of Namibia, 2013).

The Mass Housing Programme (MHP), inaugurated in 2013, became the principal policy instrument
for achieving these national housing objectives. Rather than a discrete construction initiative, the
MHP was designed to operationalize the housing reforms outlined in the White Paper on Housing,
Vision 2030, and NDP4 through a coordinated national housing delivery framework. Accordingly, the
Blueprint set a strategic goal of constructing approximately 185,000 housing units by 2030,
equivalent to an average annual output of about 10,278 units. However, housing construction was
only one component of a broader policy agenda. The program pursued three overarching strategic
objectives:

e To enhance access to affordable housing for all Namibians.

o To foster household wealth creation through home ownership, enabling families to acquire
tradable assets that could be leveraged for future economic opportunities.

e To stimulate economic growth, employment generation, and private-sector development
through large-scale investment in housing and construction (Government of Namibia, 2013).

To achieve these objectives, the Blueprint proposed a comprehensive housing sector strategy that
extends well beyond conventional home construction. It envisaged integrated land-use planning,
accelerated delivery of serviced land, bulk and internal infrastructure development, informal
settlement upgrading, subsidized and credit-linked housing, community-based housing programs,
rural housing development, institutional strengthening, regulatory reform, and innovative financing
mechanisms. The program also proposed establishing a National Housing Development Fund,
mobilizing institutional investment through a Special Purpose Vehicle (SPV) under a public-private
partnership framework, providing dedicated support for the Twahangana Fund administered by the
Shack Dwellers Federation of Namibia (SDFN), implementing the program in phases, and
strengthening program management and monitoring. These proposals demonstrate that the original
Blueprint recognized the need for a comprehensive housing sector approach rather than a narrow
construction program.

The program also had a strong economic rationale. The government estimated that implementation
would require approximately N$45 billion in total investment over eighteen years, averaging about
N$2.5 billion annually. In addition to delivering housing, the program was expected to service more
than 10,000 residential plots in its initial phase, upgrade approximately 50,000 households living in
informal settlements, and create over 20,000 new jobs across the construction industry and related
sectors. Housing was therefore expected to serve not only as a social investment but also as a major
driver of economic growth, employment, investment, and household wealth creation. Nevertheless,
while the program'’s strategic vision and policy objectives were comprehensive and well aligned with
Namibia's long-term development agenda, implementation revealed significant structural
weaknesses within the housing sector. Although the Blueprint correctly recognized the need for
integrated housing delivery, implementation became increasingly focused on accelerating housing
construction, assuming that serviced land, infrastructure provision, housing finance, and institutional
coordination would expand in parallel.
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By the time the programme was launched, several national and international studies had already
identified the principal constraints affecting Namibia's housing sector as lying upstream of
construction. These included shortages of serviced land, inadequate municipal infrastructure
financing, fragmented planning and approval systems, limited access to affordable housing finance,
and weak institutional coordination (UN-Habitat, 2011; NHAG, 2015). Consequently, implementation
faced systemic constraints that limited the programme's ability to deliver at the intended scale. This
distinction between the programme's strategic vision and its implementation is fundamental to
understanding the Mass Housing Programme. The analysis presented in this chapter argues that
the programme's vision remains relevant and appropriate. The principal lesson is not that the
ambition was misplaced, but that achieving it requires a stronger, more integrated, and better-
financed housing sector. The sections that follow therefore examine the programme's design,
implementation, performance, and long-term policy implications, demonstrating how the lessons of
the Mass Housing Programme provide the foundation for the strategic housing reforms proposed
later in this report.

9.3. The Housing Target: Justification and Realism

The Mass Housing Programme (MHP), inaugurated in 2013, set one of the most ambitious housing
targets in Namibia's post-Independence history. The government committed to facilitating the
construction of approximately 185,000 housing units over an eighteen-year period, averaging 10,278
houses per year, with implementation extending to Vision 2030 (Governmentof Namibia, 2013). The
programme was designed not only to mitigate the national housing backlog but also to enhance
housing affordability, promote home ownership, stimulate economic growth, foster employment, and
support the development of sustainable human settlements. This housing target was not formulated
in isolation. It was derived from the Government's long-term development agenda as articulated in
Vision 2030, the Fourth National Development Plan (NDP4), and the 2009 White Paper on Housing.
These policy frameworks recognized that incremental housing delivery would be insufficient to
address Namibia's expanding housing deficit and advocated a substantial expansion of housing
investment, serviced land provision, housing finance, and institutional capacity. The Blueprint further
estimated that achieving the target would require approximately N$45 billion in investment over
eighteen years, averaging approximately N$2.5 billion annually, while simultaneously generating
employment and expanding economic activity within the construction sector (Government of
Namibia, 2013).

It is important to note that, the program recognized housing as more than a social welfare
intervention. It positioned housing as an instrument of economic empowerment by enabling
households to acquire tradable assets, supporting wealth creation, stimulating domestic investment,
and generating employment across the housing value chain. The government projected that
implementation would create more than 20,000 new jobs, underscoring the program's intent to
contribute simultaneously to housing delivery, economic growth, and poverty reduction. From a
policy perspective, adopting an ambitious national housing target was both appropriate and
necessary. International experience indicates that countries facing substantial housing shortages
require long-term national housing programs supported by clear policy direction, sustained
investment, institutional coordination, and measurable delivery targets (UN-Habitat, 2011; Angel,
2012; World Bank, 2015). National housing targets also provide certainty to government institutions,
local authorities, financial institutions, developers, and investors by signalling a sustained national
commitment to housing development.
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The analysis presented in this study, however, indicates that the principal limitation of the Mass
Housing Programme was not the ambition of its target but the capacity of Namibia's housing sector
to achieve it. The programme was implemented within a housing system characterized by limited
serviced land, inadequate municipal infrastructure financing, fragmented institutional arrangements,
constrained housing finance, lengthy regulatory processes, and limited mobilization of long-term
capital. These structural weaknesses significantly reduced the sector's ability to deliver housing at
the scale envisaged under the programme. The experience therefore demonstrates that ambitious
housing targets should not be viewed simply as construction targets but as outputs of a well-
functioning housing sector. Housing delivery at the scale envisaged under the Mass Housing
Programme necessitates integrated reforms across land servicing, infrastructure development,
housing finance, capital markets, institutional coordination, and regulatory systems. Accordingly, the
primary insight gleaned from the Mass Housing Programmeis not that Namibia's housing aspirations
should be curtailed, but rather that the housing sector, tasked with realizing these ambitions, requires
substantial fortification. The reforms delineated in this study aim to modernize the housing sector,
thereby enabling the sustainable achievement of the original vision forlarge-scale housing provision.

Original MHP Target Value

Programme period 18 years

Total housing target 185,000 units
Average annual target 10,278 units

Total investment N$45 billion
Average annual investment N$2.5 billion
Informal settlements to be upgraded [ 50,000 households
Jobs expected 20,556 new jobs

9.3.1 Assessment of Target Realism

The realism of the Mass Housing Programme's objective to construct approximately 185,000
housing units has been a contentious issue in both public and policy discourse. Superficially, this
target appeared highly ambitious when compared with Namibia's historical rates of housing delivery.
Nevertheless, any comprehensive assessment of the programme must distinguish between the
intrinsic realism of housing need and the housing sector's readiness to address that need. From a
demand-side perspective, the target was demonstrably justified. Government projections indicated
that Namibia faced a rapidly expanding housing backlog, exacerbated by urbanization, population
growth, and household formation. The Blueprint articulated an average annual delivery requirement
of approximately 10,278 houses, which accurately reflected the magnitude of housing demand rather
than an arbitrary construction quota (Government of Namibia, 2013). Within this context, a large-
scale national housing programme was indispensable for Namibia to achieve meaningful progress
toward Vision 2030.

The sustained relevance of this target is further underscored by contemporary housing policy.
President Netumbo Nandi-Ndaitwah's commitment to deliver 10,000 houses annually is largely
consistent with the original annual target established under the Mass Housing Programme. This
policy continuity indicates that the initial housing ambition remains pertinent and that successive
administrations have acknowledged the imperative for sustained, large-scale housing provision.
From an implementation perspective, however, the program encountered significant structural
impediments. It assumed that serviced land, infrastructure, financing mechanisms, institutional
capacity, and regulatory frameworks would expand commensurately with construction efforts. In
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practice, these enabling conditions proved inadequately developed. Land servicing remained
sluggish, municipal infrastructure financing was insufficient, housing finance options were limited,
and institutional coordination across the housing value chain was weak. These structural limitations
substantially curtailed the sector's capacity to deliver housing at the projected scale.

Furthermore, the program relied primarily on conventional government financing and construction
contracts, neglecting to establish complementary financing mechanisms such as housing bonds,
mortgage-backed securities, secondary mortgage markets, housing liquidity facilities, or dedicated
infrastructure funds. As explained in subsequent chapters of this report, these instruments are critical
for mobilizing the long-term capital required for sustainable, large-scale housing delivery. The
evidence thus suggests that the fundamental shortcoming of the Mass Housing Program was not
the target itself, but rather the mismatch between the program's ambition and the housing sector's
prevailing capacity. The program sought to achieve transformative housing outcomes without
adequately strengthening the foundational systems responsible for land delivery, infrastructure
development, housing finance, institutional coordination, and capital mobilization.

The experience offers an important lesson for future housing policy. Ambitious housing targets
remain necessary given the magnitude of Namibia's housing needs. However, these targets must
be supported by phased implementation, sustainable financing, robust institutions, adequate
infrastructure investment, and effective coordination across the housing value chain. The challenge
is therefore not to reduce housing ambition but to strengthen the housing sector so that the ambition
becomes achievable.

9.4. Programme Design and Implementation

The Mass Housing Programme (MHP) was conceived as a large-scale national intervention to
accelerate formal housing provision and mitigate Namibia's growing housing backlog. To achieve
this objective, the Government adopted a delivery model emphasizing rapid construction, supported
by public funding and the engagement of domestic and international contractors. While the program
demonstrated substantial political commitment and initiated housing construction at considerable
speed, its implementation revealed notable deficiencies in the institutional, financial, and operational
frameworks supporting Namibia's housing sector. This section critically examines the program's
institutional arrangements, funding model, delivery model, procurement strategy, and
implementation experience.

9.4.1 Institutional Arrangements

The Mass Housing Programme established a comprehensive institutional framework to coordinate
large-scale housing delivery across governmental bodies, public institutions, local authorities, private
sector entities, and community organizations. Overall policy direction was vested in the Ministry of
Regional and Local Government, Housing and Rural Development, with the National Housing
Enterprise (NHE) serving as the primary implementing agency. Local authorities were responsible
for land allocation, township establishment, planning approvals, infrastructure provision, and
municipal services, while private contractors handled housing construction. The Blueprint also
proposed establishing a dedicated Programme Management Structure (PMS) to coordinate
implementation, monitor program performance, develop operational guidelines, manage stakeholder
engagement, and ensure accountability through legally enforceable performance agreements with
implementing agencies. It envisioned formal monitoring and evaluation systems, robust program
reporting mechanisms, comprehensive market needs assessments, and enhanced property
management capacity within the NHE for rental housing. Despite the conceptual robustness of this
institutional design, implementation revealed significant coordination challenges. Housing delivery
depended on multiple institutions performing highly interdependent functions concurrently, yet no
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single institution exercised effective operational control over the entire housing value chain.
Consequently, delays in land servicing, infrastructure provision, planning approvals, or financing
frequently disrupted construction activities. This experience underscored that institutional design
alone is insufficient without concomitant support from strong implementation capacity, effective
coordination mechanisms, and clear lines of accountability.

9.4.2 Funding Model

A notable strength of the Mass Housing Programme was its diversified funding strategy, which went
beyond conventional government budgetary allocations. The Blueprint proposed a multifaceted
financing model based on four principal funding sources:

o Government grants and subsidies;

e Public-private partnerships (PPPs);

o Debt financing from domestic and international financial institutions; and

e Household savings mobilized through the Shack Dwellers Federation of Namibia (SDFN).

The Government further proposed establishing a National Housing Development Fund to mobilize
and coordinate financial resources for the program. Additionally, the Blueprint proposed creating a
Special Purpose Vehicle (SPV) under a PPP framework to facilitate participation by institutional
investors, including the Government Institutions Pension Fund (GIPF), and other private investors in
financing housing development. The Government also committed to reallocating approximately
N$2.4 billion from the Medium-Term Expenditure Framework (MTEF) to support implementation
during the program's initial phases. These proposals indicate a foundational recognition within the
program that government resources alone would be inadequate to finance housing delivery at the
requisite scale. The Blueprint, therefore, envisaged leveraging private investment, institutional
capital, and development finance in conjunction with public funding. However, while the proposed
financing architecture was conceptually sound, many of its key financing mechanisms were either
not fully operationalized or did not develop as originally envisaged. Notably, Namibia did not
establish a deep secondary mortgage market, a comprehensive mortgage securitization framework,
a dedicated housing liquidity facility, or an active housing capital market capable of channeling long-
term institutional savings into housing delivery. As a result, implementation remained heavily reliant
on conventional government financing and commercial bank lending, limiting the program's capacity
to sustain housing delivery at the planned scale.

This experience highlights a critical lesson for future housing policy: large-scale housing delivery
requires not only diversified financing proposals but also fully operational financing institutions and
robust capital market mechanisms capable of mobilizing long-term investment for land servicing,
infrastructure development, and affordable housing.

9.4.3 Delivery Model

The Mass Housing Programme adopted an integrated housing delivery model designed to address
multiple dimensions of Namibia's housing challenge simultaneously. Rather than focusing
exclusively on the construction of housing units, the Blueprint envisioned a comprehensive housing
sector intervention implemented through seven interrelated subprograms:

e Land use planning, design, and service infrastructure.

e Construction and delivery of credit-linked housing.

e Informal settlement upgrading.

e Social and subsidized housing.

e People Housing Processes (community self-help housing).
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e Rural housing and sanitation.
o Strengthening the legislative, regulatory, and policy environment, coupled with institutional
capacity building (Government of Namibia, 2013).

This design reflected a crucial policy recognition that housing delivery extends beyond the mere
construction of dwelling units. The program acknowledged that sustainable housing development
requires coordinated interventions across land planning, infrastructure development, housing
finance, community participation, regulatory reform, institutional strengthening, and differentiated
housing solutions tailored to various income groups and geographic contexts. The delivery model
also recognized that distinct household categories require different housing interventions. Credit-
linked housing was intended for households capable of accessing mortgage finance, while
subsidized housing targeted vulnerable and low-income households. Community self-help housing
aimed to reinforce existing initiatives, such as the Shack Dwellers Federation of Namibia, by
supporting savings schemes, incremental housing, and community participation. Informal settlement
upgrading acknowledged the imperative to improve living conditions within existing settlements
rather than relying solely on new housing construction. Similarly, the inclusion of rural housing and
sanitation recognized that Namibia's housing challenge transcended urban centers and demanded
a balanced national approach. The delivery model was comprehensive and largely aligned with
international best practices, which conceptualize housing as an integrated system encompassing
land, infrastructure, finance, institutions, and communities, rather than as a standalone construction
activity (UN-Habitat, 2011; Angel, 2012; World Bank, 2015). The program also recognized the
importance of strengthening the legislative and regulatory environment, building institutional
capacity, and fostering partnerships among Government, local authorities, the private sector,
financial institutions, and community organizations.

However, while the Blueprint proposed a broad-based approach to the housing sector,
implementation became increasingly dominated by the construction component of the program.
Public attention, political expectations, procurement activities, and implementation efforts were
primarily focused on the rapid construction of housing units. In contrast, other critical components,
including land servicing, municipal infrastructure development, housing finance reform, informal
settlement upgrading, institutional capacity building, and regulatory reform, received comparatively
less emphasis during implementation. This imbalance had significant implications for program
performance. Housing construction was expected to proceed before the enabling components of the
housing system had been sufficiently strengthened. Land servicing remained protracted,
infrastructure provision lagged behind construction, housing finance mechanisms remained
constrained, and institutional coordination across the housing value chain proved inadequate.
Consequently, the construction program increasingly outpaced the supporting systems on which
successful housing delivery depended. The experience demonstrates that the principal weakness of
the Mass Housing Program was not its delivery model as articulated in the Blueprint, but rather the
manner in which the model was implemented. The program correctly recognized that housing
delivery required a multidimensional and integrated approach. However, implementation gradually
evolved into a predominantly construction-led intervention, while several of the complementary
subprograms were not fully operationalized or adequately resourced. This distinction is important
because it suggests that the Mass Housing Programme should not be viewed as fundamentally
flawed. Instead, it should be regarded as a well-conceived housing sector framework whose
implementation became disproportionately focused on construction.
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Future housing programmes should therefore retain the integrated delivery model proposed in the
Blueprint while ensuring equitable attention to land servicing, infrastructure financing, housing
finance, institutional strengthening, regulatory reform, informal settlement upgrading, community
participation, and diversified housing delivery mechanisms. In this way, housing construction
becomes the outcome of a well-functioning housing sector rather than the sole focus of housing

policy.
9.4.4 Procurement Strategy

The procurement strategy under the Mass Housing Programme was designed to enable rapid
implementation and large-scale housing delivery. The Government sought to accelerate construction
by appointing multiple contractors concurrently and implementing projects across several regions
and local authorities. This strategy aimed to expand construction capacity, shorten delivery timelines,
foster competition, and stimulate employment in Namibia's construction industry. Both local and
international contractors were engaged to ensure sufficient technical expertise and construction
capacity to meet the program's ambitious housing targets. From a procurement perspective, the
strategy was broadly appropriate for a program of this magnitude. The swift mobilization of
contractors demonstrated the Government's commitment to accelerating housing delivery and
provided the construction sector with significant opportunities to expand capacity. However,
procurement was only one component of the broader housing delivery process.

As implementation progressed, it became clear that construction activities were highly dependent
on factors beyond the procurement process. The availability of serviced land, completed bulk
infrastructure, timely planning approvals, utility connections, and adequate project financing
ultimately determined whether construction could proceed on schedule. In locations where these
enabling conditions were delayed, contractors experienced idle resources, program interruptions,
contractvariations, and increased construction costs (The Namibian, 2015a; Republikein, 2015; New
Era, 2016).

This experience demonstrates that procurement efficiency alone cannot ensure successful housing
outcomes. Large-scale housing programs require procurement systems that are meticulously
aligned with land readiness, infrastructure provision, financing arrangements, and institutional
coordination. Procurement should therefore be viewed as an integral element of an integrated
housing delivery system rather than as the primary driver of housing production.

9.4.5 Contractor Mobilization and Implementation Experience

The Mass Housing Programme began with considerable political support and strong public
expectations. Construction contracts were awarded quickly, contractors were mobilized across
multiple towns and regions, and implementation began simultaneously at numerous project sites.
This early mobilization reflected the Government's determination to accelerate housing delivery and
was one of the largest coordinated construction initiatives undertaken since Independence. The
successful mobilization of contractors demonstrated that Namibia possessed the technical capability
and private-sector interest required to undertake large-scale housing development. However, as
implementation progressed, it became increasingly clear that construction capacity alone was
insufficient to sustain program delivery. The most significant constraints arose upstream of
construction. Serviced land was not available at the pace required to sustain continuous building
activity, while bulk infrastructure, including roads, water supply, sewerage systems, electricity
networks, and stormwater drainage, frequently lagged behind construction schedules. In several
locations, contractors began work on partially serviced sites, leading to delays, redesigns, higher
costs, and disruptions to project implementation (The Namibian, 2015a; Republikein, 2015). As these
constraints accumulated, construction activity increasingly outpaced land servicing and
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infrastructure development. Contractors facedidle periods, uncertainty about site readiness, delayed
payments, contractual disputes, and variation claims, all of which reduced implementation efficiency
and weakened program momentum (New Era, 2016). Independent assessments and parliamentary
discussions during this period likewise identified shortcomings in institutional coordination,
infrastructure delivery, financing arrangements, and implementation sequencing (Auditor-General of
Namibia, 2014; National Assembly of Namibia, 2015). Rather than exposing weaknesses within the
construction industry itself, the program revealed structural weaknesses across the broader housing
sector. Construction was ready to proceed, but the supporting systems responsible for land delivery,
infrastructure, finance, and regulatory approvals could not keep pace.

The implementation experience, therefore, offers one of the most important lessons from the Mass
Housing Programme. The programme demonstrated that rapid mobilization of contractors is
necessary but not sufficient to achieve sustainable housing delivery at scale. Housing programmes
can succeed only when construction is supported by coordinated land servicing, adequate
infrastructure investment, sustainable financing, efficient regulatory systems, and effective
institutional collaboration. Ultimately, the Mass Housing Programme shows that the principal
challenge was not mobilizing contractors but mobilizing the entire housing delivery system. While
the programme demonstrated Namibia's capacity to expand construction activity, it also highlighted
the need to strengthen the institutional, financial, and infrastructure foundations on which sustainable
housing delivery depends. Future housing programmes should therefore sequence construction with
land readiness, infrastructure provision, financing mechanisms, and institutional coordination so that
housing delivery becomes continuous, efficient, and sustainable.

9.5. Performance Assessment

The performance of the Mass Housing Programme (MHP) should be assessed in the context of its
long-term objectives rather than solely on the number of housing units completed during its initial
implementation phases. Conceived as an eighteen-year national housing initiative, the MHP was
designed to align with Vision 2030 and to transform Namibia's housing sector through substantial
investment in housing provision, serviced land, infrastructure development, housing finance
mechanisms, and institutional reform. Consequently, a balanced assessment must encompass both
its immediate implementation outcomes and its broader, enduring contributions to housing policy
evolution, institutional strengthening, and subsequent housing delivery trajectories.

9.5.1 Housing Delivery Performance

The MHP set a long-term target of delivering approximately 185,000 housing units, averaging 10,278
units per year over an eighteen-year implementation period culminating in 2030. Although initial
implementation began in the latter part of the Pohamba Administration, the program's intended
lifespan spanned successive governmental administrations. Based on the average annual increase
in Namibia's housing stock during the Pohamba Administration, it is estimated that approximately
8,000 housing units were added during the program's two-year pilot implementation period. Housing
delivery subsequently accelerated significantly during the Geingob and Mbumba Administrations.
The 2023 Population and Housing Census data indicate an increase in the modern housing stock
from approximately 162,000 housing units in 2015 to approximately 251,000 housing units in 2023.
This represents an expansion of approximately 89,000 housing units over an eight-year span,
marking the highest rate of housing expansion recorded since Independence. Projecting this
trajectory, Namibia's housing stock is estimated to have reached approximately 273,000 housing
units by March 2025.
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Collectively, these trends suggest that approximately 119,000 housing units were added during the
broader implementation period associated with the MHP. If President Netumbo Nandi-Ndaitwah's
commitment to deliver 10,000 houses annually is realized, cumulative housing delivery by 2030
would reach approximately 169,000 housing units, representing about 91 percent of the program's
original target. From this long-term perspective, the MHP should not be evaluated solely on its early
implementation challenges. While the program experienced significant delays in its initial years, it
demonstrably established an enduring national housing vision that has continued to influence
housing policy and delivery under subsequent administrations.

9.5.2 Implementation Challenges

While the MHP's strategic vision and policy framework were comprehensive, its implementation
faced several structural constraints that significantly affected delivery. The most salient challenge
was not inherent construction capacity but the preparedness of the broader housing sector to support
large-scale implementation. Land servicing and municipal infrastructure development progressed
more slowly than anticipated, delaying the release of serviced land essential for housing
construction. Concurrently, limited infrastructure financing constrained the expansion of critical
services such as roads, water supply, sewerage, electricity, and other indispensable utilities required
to support new housing developments.

The program also faced significant financing challenges. Although the Blueprint outlined a diversified
funding framework thatincluded government appropriations, public-private partnerships, institutional
investment, a National Housing Development Fund, and a Special Purpose Vehicle, several of these
mechanisms were not fully operationalized during implementation. As a result, housing delivery
remained largely reliant on conventional public financing and commercial lending, limiting the
program's scalability. Institutional coordination also posed considerable hurdles. Successful
implementation required robust collaboration among government ministries, local authorities, the
National Housing Enterprise, utility providers, financial institutions, contractors, and private
developers. Delays in any single component of the housing value chain often had ripple effects
across others, underscoring the critical importance of integrated program management.

Finally, implementation sequencing emerged as a pivotal learning point. Although the Blueprint
acknowledged the significance of land servicing, infrastructure development, institutional capacity
building, and regulatory reform, implementation increasingly prioritized accelerating construction
activities before these foundational enabling systems had achieved adequate maturity. This
imbalance contributed to discernible delays and underscored the imperative of fortifying the broader
housing sector before scaling construction efforts.

9.5.3 Overall Assessment

Overall, the Mass Housing Programme was a bold and progressive national housing initiative. Its
strategic vision was clearly aligned with Vision 2030, the Fourth National Development Plan, and the
2009 White Paper on Housing, recognizing housing not only as a social imperative but also as a
potent catalyst for economic growth, job creation, and household wealth accumulation. The
program's implementation demonstrated Namibia's ambition, political resolve, and the inherent
construction capacity required for large-scale housing delivery. At the same time, it showed that
sustainable housing provision requires more than construction alone. The experience underscored
the need for more robust land delivery systems, enhanced infrastructure financing mechanisms,
diversified housing finance options, effective institutional coordination, and refined implementation
sequencing.
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The principal lesson from the program is therefore not that Namibia's housing ambitions were
unrealistic, but that achieving ambitious housing targets requires an equally robust and well-
functioning housing sector. The experience of the Mass Housing Programme provides an important
empirical foundation for the strategic housing sector reforms outlined in Chapters 14 and 15, which
aim to strengthen the institutional frameworks, financing mechanisms, infrastructure systems, and
governance arrangements essential for sustainable and scalable housing delivery.

9.5.4 Assessing the Mass Housing Programme Across Successive Administrations

The implementation strategy articulated in the Mass Housing Programme Blueprint makes clear that
the program was never intended to be completed within a single presidential term. Rather, the
Government deliberately conceived the program as an eighteen-year national housing initiative
designed to extend to Vision 2030. The Blueprint further stipulated that the initial phase (2013/14—
2014/15) would comprise pilot projects implemented in the thirteen regional capitals, preceding
subsequent expansion to other local authorities. The pilot phase was thus intended to establish
institutional arrangements, validate implementation systems, enhance stakeholder coordination, and
identify operational challenges prior to full-scale national roll-out. Viewed within this context, the
approximately 8,000 housing units delivered during the final two years of President Hifikepunye
Pohamba's administration should not be interpreted as a failure to achieve the overall program target
of 185,000 units. Instead, this output represents approximately 90 percent of the Blueprint's pilot
phase target of 8,850 housing units and simultaneously establishes the institutional, technical, and
operational foundations for subsequent implementation.

More importantly, the pilot phase revealed critical weaknesses across multiple domains, including
land servicing, infrastructure financing, municipal capacity, procurement, project management, and
institutional coordination. These lessons informed implementation strategies under President Hage
Geingob's administration. During this period, Namibia experienced its most rapid formal housing
expansion since Independence, with the national housing stock increasing by approximately 89,000
units between 2015 and 2023, averaging about 11,125 units per year. This figure exceeded the
original Mass Housing Programme (MHP) target of about 10,278 units annually, demonstrating that,
once implementation systems matured and institutional capacity strengthened, Namibia could
deliver housing at or above the scale originally envisaged by the Blueprint. The momentum
established during the Geingob administration was sustained under President Nangolo Mbumba,
who maintained housing delivery until the transition to the Eighth Administration. President Netumbo
Nandi-Ndaitwah has since committed the Government to delivering 10,000 housing units annually,
a target that closely approximates the original MHP annual objective. This continuity strongly
suggests that the strategic vision underpinning the Mass Housing Programme remains central to
Namibia's housing policy framework.

The evidence therefore supports a crucial conclusion: the Mass Housing Programme should not be
assessed solely on the basis of its early implementation during the pilot phase. Rather, its evaluation
should encompass the full period for which it was designed. From this longer-term perspective, the
program has demonstrated considerable continuity across successive administrations. Its
implementation experience has progressively strengthened Namibia's housing sector and provided
the institutional learning required to support large-scale housing delivery. The challenge facing
Namibia is thus not to replace the Mass Housing Programme, but to modernize and strengthen it to
fully realize its original vision.
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Table 9.1: Evolution of the Mass Housing Programme Across Successive Administrations

Administration

Period

MHP Role

Annual
Housing

Actual Housing
Delivery*

Performance
Against MHP

Target
President 2013-2015 [Programme 8,850 houses |=8,000 houses | Achieved about
Hifikepunye (Pilot launch, over first two 90% of pilot target
Pohamba Phase) institutional set- |years while establishing
up, pilot programme
implementation systems
in regional
capitals
President 2015-2024 [National roll-out |10,278 houses [=11,125 Exceeded original
Hage G. and scaling-up |per year houses per annual MHP target
Geingob year (89,000
houses in 8
years)
President 2024-2025 |Continuation of |Continuation Housing stock |Maintained delivery
Nangolo programme continued to momentum
Mbumba momentum expand to
approximately
273,000 units
President 2025-2030 [Accelerated 10,000 houses | Target Closely aligned with
Netumbo implementation |per year original MHP
Nandi- (50,000 over annual target
Ndaitwah five years)

*Based on national housing stock estimates derived from the Population and Housing
Census and Government targets.

The evolution of Namibia's Mass Housing Programme across successive administrations reveals a
greater degree of strategic continuity in the national housing strategy than is commonly
acknowledged. Although often associated with President Hifikepunye Pohamba's tenure, the
foundational Blueprint framed the Mass Housing Programme as an eighteen-year national initiative
designed to align with Vision 2030, rather than a short-term undertaking confined to a single
presidential term. The initial phase, implemented from 2013 to 2015, served as a pilot targeting
regional capitals. During this period, government efforts focused on establishing institutional
frameworks, mobilizing contractors, testing implementation protocols, and initiating housing delivery.
In line with the Blueprint's pilot objective of approximately 8,850 housing units over two years, an
estimated 8,000 units were delivered, achieving about 90 percent of the projected output. Crucially,
this pilot phase generated invaluable institutional learning, revealing deficiencies in serviced land
provision, infrastructure financing, municipal capacity, procurement processes, and program
coordination.

The insights from the pilot phase informed implementation under President Hage Geingob's
administration. Between 2015 and 2023, Namibia's modern housing stock expanded by
approximately 89,000 units, averaging about 11,125 units per year. This rate surpassed the original
Mass Housing Programme's annual target of about 10,278 units. While not all of these residences
were built directly under the Mass Housing Programme, the overall performance indicates the
Namibian housing sector's capacity for scaled housing delivery, exceeding initial projections,
particularly as implementation systems matured and institutional capacity improved. The sustained
momentum during President Nangolo Mbumba's administration further underscores the importance
of policy continuity and sustained investment in the housing sector.
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President Netumbo Nandi-Ndaitwah's commitment to deliver 10,000 houses annually is noteworthy
because it closely aligns with the original annual target set out in the Mass Housing Programme
Blueprint. This demonstrates continuity with Namibia's long-term housing vision and reinforces the
argument advanced in this study that the Mass Housing Programme should remain the country's
foundational national housing framework. However, the evidence presented throughout this report
also suggests that 10,000 housing units per year should be regarded as the minimum national
delivery target rather than the optimal level of housing production. Namibia's housing backlog has
continued to escalate since the Mass Housing Programme's inception and is now estimated to
exceed 270,000 housing units. Given this level of demand, maintaining an annual delivery of
approximately 10,000 units will improve housing supply but will not substantially reduce the backlog
within a reasonable timeframe. Indeed, the analysis presented in preceding chapters demonstrates
that addressing the backlog and accommodating future household growth will require progressively
higher levels of annual housing delivery over the coming decade.

The performance achieved during the Geingob administration sets a significant benchmark in this
context. An average annual housing stock growth of approximately 11,125 units demonstrates
Namibia's capacity to exceed the initial Mass Housing Programme objective. Building on this
experience, the Eighth Administration should not merely sustain an annual delivery of approximately
10,000 houses but progressively increase annual housing production as institutional reforms,
infrastructure investments, housing finance mechanisms, and capital market mobilization initiatives
take shape. The proposed strategic reforms, including the transformation of the National Housing
Enterprise into a National Housing Development Corporation, the establishment of a National
Housing Infrastructure Fund, the development of a modern housing finance and capital market
framework, and enhanced municipal land servicing, are designed to enable this incremental
expansion. Consequently, this study advocates the Government's adoption of a phased housing
delivery strategy. The existing target of 10,000 housing units per year should serve as the baseline
forimplementation, with delivery progressively increasing to 12,000 to 15,000 housing units annually
over the medium term as financing, serviced land availability, and institutional capacity improve.
Such an approach would align with the foundational vision of the Mass Housing Programme while
positioning Namibia on a more pragmatic trajectory toward substantially mitigating the national
housing backlog and realizing the broader objectives articulated in Vision 2030 and subsequent
national development plans.

9.6. Key Lessons from the Mass Housing Programme

The Mass Housing Programme (MHP) remains one of Namibia's most significant post-independence
housing policy initiatives. Although it didn't achieve all its goals, it yielded crucial lessons that
continue to shape housing policy and large-scale housing delivery. These insights are vital for
evaluating the MHP and for designing future interventions to meet Namibia's growing housing needs.

9.6.1 What Worked
The MHP generated several positive outcomes:

First, it elevated housing to a national development priority, underscoring the government's
commitment to addressing the housing shortage through large-scale intervention. This marked a
shift from incremental housing delivery to a more ambitious national agenda.

Second, the program significantly boosted construction activity and enhanced the capacity of
Namibia's construction sector. It mobilized contractors, consultants, engineers, and suppliers,
thereby increasing practical experience in implementing large-scale housing developments.
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Third, the MHP provided valuable institutional learning. Governmentministries, the National Housing
Enterprise, local authorities, financial institutions, and private contractors gained experience in
planning, financing, procuring, and implementing large-scale housing projects. These experiences
informed subsequent housing initiatives and improved delivery under later administrations.

Finally, the program demonstrated Namibia's technical capacity and political commitment to
undertake large-scale housing initiatives, provided that appropriate institutional arrangements and
financing mechanisms are in place.

9.6.2 What Did Not Work

Despite important institutional and policy gains, several weaknesses limited the MHP's overall
effectiveness.

The program relied heavily on a construction-led approach without adequately addressing upstream
constraints to housing delivery. Essential elements such as land servicing, bulk infrastructure,
housing finance, municipal capacity, regulatory approvals, and institutional coordination were
insufficiently developed to support the planned pace of construction.

Implementation also relied primarily on conventional government financing, with limited mobilization
of private investment, institutional capital, or capital market instruments. As implementation
expanded, funding constraints emerged, particularly for infrastructure development and serviced
land provision.

Furthermore, coordination across the housing value chain remained fragmented. Housing delivery
requires multiple institutions to coordinate, yet delays in land servicing, infrastructure provision,
planning approvals, and financing frequently disrupted construction activities. These constraints
reduced implementation efficiency and slowed overall program delivery.

9.6.3 Lessons for Future Housing Policy

The most important lesson from the MHP is that housing delivery should be treated as a
comprehensive housing-sector challenge, not merely a construction program. While large housing
targets are necessary and desirable, they can be achieved only within a well-functioning housing
sector.

Therefore, future housing policy should prioritize strengthening the entire housing value chain. This
includes accelerating the delivery of serviced land, expanding infrastructure investment, modernizing
housing finance systems, mobilizing long-term institutional capital, improving regulatory efficiency,
strengthening local authorities, and enhancing coordination among all institutions involved in housing
delivery.

The program also underscores the importance of sequencing implementation. Land servicing,
infrastructure development, financing, and institutional capacity should be in place before large-scale
construction accelerates. Housing delivery should thus be guided by an integrated housing sector
framework in which all components of the housing system operate in a coordinated, mutually
reinforcing manner.

Ultimately, the MHP shows that sustainable housing delivery depends not only on the number of
houses constructed but also on the strength and resilience of the housing sector that supports their
delivery. This lesson underpins the strategic housing sector reforms proposed in subsequent
chapters.
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9.7. Implications for Future Housing Sector Reform

The analysis in this chapter suggests that the Mass Housing Programme (MHP) should be regarded
as Namibia's long-term national housing framework, rather than a program confined to a single
administration. Housing shortages of Namibia's magnitude cannot be resolved within a single
political term or through isolated initiatives. They require sustained political commitment, institutional
continuity, long-term financing, and coordinated implementation across successive administrations.
Therefore, the MHP should continue to serve as the country's overarching housing policy framework,
with each administration contributing to its implementation and adapting it to evolving economic and
social conditions.

Evidence from this case study shows that the program's strategic vision was fundamentally sound.
The government correctly recognized that incremental housing delivery would be insufficient to
address Namibia's growing housing backlog and that a coordinated national intervention was
required. The target of approximately 185,000 housing units was broadly aligned with the country's
long-term housing requirements, and the program rightly positioned housing as a driver of economic
growth, job creation, household wealth accumulation, and national development.

Crucially, the implementation experience did not invalidate the program's vision. Instead, it exposed
structural weaknesses in Namibia's housing sector that constrained delivery. Delays in providing
serviced land, financing infrastructure, building municipal capacity, expanding housing finance,
strengthening institutional coordination, improving regulatory systems, and mobilizing capital
demonstrated that large-scale housing delivery depends on the strength of the entire housing
ecosystem, not just construction capacity.

Perhaps the most significant finding from this review is that many reforms proposed in this study
were already envisioned in the original Mass Housing Programme Blueprint. The Blueprint proposed
establishing a National Housing Development Fund to mobilize long-term resources; creating a
Special Purpose Vehicle (SPV) under a public-private partnership framework to attract investment
from the Government Institutions Pension Fund (GIPF) and other institutional investors; providing
dedicated budgetary support for the Twahangana Fund (administered through the Shack Dwellers
Federation of Namibia (SDFN) and the Namibia Housing Action Group (NHAG)); implementing in
phases, beginning with regional pilot projects; and including a range of key enablers, such as
serviced land, infrastructure, institutional capacity, supportive legislation, political commitment,
targeted subsidies, and community participation through social capital and sweat equity
(Government of Namibia, 2013). These proposals confirm that the Blueprint recognized the need for
an integrated housing delivery system that extends far beyond conventional housing construction.

From this perspective, the recommendations in this report should not be interpreted as replacing the
MHP. Rather, they aim to operationalize, modernize, and strengthen many strategic principles
already present in the original Blueprint. The proposed National Housing Development Corporation
builds on the institutional role originally envisioned for the National Housing Enterprise. The
recommended National Housing Infrastructure Fund complements the Blueprint's proposal for a
National Housing Development Fund by providing dedicated financing for serviced land and bulk
infrastructure. Similarly, the proposed mobilization of pension funds and institutional investors
through housing bonds, mortgage-backed securities, mortgage securitization, and secondary
mortgage markets expands the original concept of mobilizing private and institutional capital through
an SPV into a more comprehensive capital market framework.
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Likewise, the report reinforces the Blueprint's emphasis on community-based housing by proposing
an expanded role for the Build Together Programme and for community-led housing initiatives,
incremental housing, informal settlement upgrading, and affordable housing finance. It also
strengthens the program's original implementation strategy by recommending improved municipal
infrastructure financing, accelerated servicedland delivery, modernized regulatory systems, stronger
institutional coordination, and diversified housing delivery pathways, including rental housing and
rent-to-own models.

Against this background, this study argues that future administrations should build on, rather than
abandon, the Mass Housing Programme. President Netumbo Nandi-Ndaitwah's commitment to
deliver 10,000 houses annually should be implemented within the broader strategic framework
established by the MHP. This annual target closely mirrors the program's original annual delivery
objective of approximately 10,278 housing units, demonstrating policy continuity rather than a
departure from the original national vision. Maintaining this continuity would preserve institutional
knowledge, strengthen investor confidence, improve long-term planning, and reinforce the principle
that housing policy should transcend individual political administrations.

The principal lesson from this case study is clear: Namibia does not need a new housing vision; it
needs the full implementation of the vision that already exists. The Mass Housing Programme
established a comprehensive strategic foundation for transforming Namibia's housing sector. What
remains is to strengthen the institutions, financing mechanisms, capital market architecture, land
delivery systems, and implementation capacity needed to realize that vision. If modernized and fully
operationalized, the Mass Housing Programme can serve as Namibia's enduring national housing
policy framework, guiding successive administrations toward the common objective of delivering
affordable, inclusive, and sustainable housing for all Namibians.

9.8. Conclusion

The Mass Housing Programme (MHP) is one of the most ambitious and strategically significant
housing policy initiatives undertaken in Namibia since Independence. Conceived as a long-term
national program aligned with Vision 2030, the Fourth National Development Plan, and the 2009
White Paper on Housing, itaimed not only to increase housing supply but also to stimulate economic
growth, create employment, expand homeownership, mobilize investment, and transform the
housing sector into a catalyst for national development. The analysis in this chapter demonstrates
that these objectives were both necessary and appropriate given the scale of Namibia's housing
challenge.

The chapter further demonstrates that the program's strategic vision was fundamentally sound. The
target of approximately 185,000 housing units was consistent with the country's long-term housing
requirements and acknowledged that incremental housing delivery would be insufficient to address
the rapidly growing housing backlog. Crucially, the Blueprint proposed a comprehensive housing
sector framework that encompassed serviced land delivery, infrastructure development, housing
finance, public-private partnerships, institutional investment, community-based housing, informal
settlement upgrading, and institutional strengthening. In many respects, the program anticipated
several reforms that continue to define contemporary housing policy.

However, implementation revealed significant structural weaknesses in Namibia's housing sector.
Constraints related to serviced land, infrastructure financing, municipal capacity, housing finance,
institutional coordination, regulatory systems, and capital mobilization limited the program's ability to
meet its intended pace of delivery. These challenges did not invalidate the program's vision; rather,
they showed that large-scale housing delivery depends on the coordinated performance of the entire
housing value chain, not solely on construction activity.
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More than a decade after its launch, the Mass Housing Programme has also generated valuable
institutional learning. Government, local authorities, housing and financial institutions, contractors,
and community organizations now have practical experience with the reforms needed to improve
housing delivery. The program therefore represents not only an important housing intervention but
also an invaluable learning platform that has helped identify the institutional, financial, and regulatory
reforms necessary to deliver housing at scale.

The central conclusion of this case study is that Namibia does not need a new housing vision. The
strategic direction established under the Mass Housing Programme remains relevant and provides
an appropriate framework for addressing the country's housing challenge. What is now required is
the modernization and full operationalization of that vision through stronger institutions, diversified
housing finance, capital market participation, improved municipal infrastructure financing,
accelerated serviced land delivery, enhanced public-private partnerships, and more effective
coordination across the housing value chain.

Accordingly, this study concludes that the Mass Housing Programme should serve as the foundation
of Namibia's long-term national housing strategy rather than as a program confined to a particular
administration. Future governments should build upon, refine, and strengthen the established
framework, ensuring continuity in housing policy while incorporating lessons learned over the past
decade. The strategic reforms proposed in subsequent chapters are therefore not intended to
replace the Mass Housing Programme but to modernize its institutional architecture, strengthen its
financing framework, and enhance its implementation capacity. Through these reforms, Namibia can
transform the Mass Housing Programme into a sustainable national housing delivery framework
capable of progressively reducing the housing backlog and achieving the country's long-term
housing and urban development objectives.
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CHAPTER 10: GOVERNMENT-SPONSORED HOUSING DELIVERY INSTITUTIONS IN NAMIBIA

10.1. Introduction

The previous chapter affirmed that the Mass Housing Programme (MHP) should continue and be
upgraded to serve as Namibia's comprehensive long-term housing policy and framework for
implementation. Although the goal of providing around 185,000 housing units by 2030 stays relevant
and within reach, the implementation process exposed notable institutional, financial, and
operational challenges within Namibia's housing sector. A key lesson learned is that reaching
ambitious housing goals requires robust, well-funded, and properly organized housing delivery
institutions. This chapter therefore examines the two principal government-sponsored housing
delivery institutions responsible for implementing Namibia's affordable housing objectives: the
National Housing Enterprise (NHE)and the Build Together Programme (BTP). Since Independence,
these institutions have played a central role in expanding access to formal housing, promoting
homeownership, supporting low-income households, and implementing successive government
housing policies. Together, they form the institutional backbone of Namibia's public housing delivery
system.

The Mass Housing Programme itself recognized the strategic importance of these institutions. The
MHP Blueprint identified the NHE as one of the program's principal implementing agencies and
envisioned a significantly expanded role through public-private partnerships, turnkey development
arrangements, bridging finance, end-user housing finance, debt mobilization, rental housing
management, and broader coordination of large-scale housing delivery. Similarly, the Build Together
Programme was expected to continue providing subsidized and incremental housing solutions for
lower-income households who remained excluded from conventional mortgage finance. The
program therefore recognized that achieving large-scale housing delivery required a differentiated
institutional approach capable of serving households across different income groups and housing
needs.

Despite their important contributions, both institutions continue to face significant financial,
institutional, governance, and operational constraints that limit their ability to respond to the scale of
Namibia's housing challenge. Delivery has remained constrained by limited capital, dependence on
annual government funding, shortages of serviced land, infrastructure bottlenecks, lengthy approval
processes, fragmented institutional coordination, and limited access to long-term development
finance. These constraints have become even more significant in light of the findings presented in
Chapter 8, which estimated Namibia's housing backlog at approximately 270 000 housing units, and
the conclusions reached in Chapter 9 that future housing delivery must be implemented within a
strengthened and modernized Mass Housing Programme. Against this background, the purpose of
this chapter is not merely to review the performance of the NHE and the Build Together Programme,
but to evaluate whether their current institutional mandates, governance arrangements, financing
models, and delivery mechanisms remain appropriate for the scale of Namibia's contemporary
housing challenge. The chapter argues that while both institutions have made valuable contributions
to housing delivery, neither is presently structured to support the large-scale, integrated, and capital-
intensive housing system envisaged under the modernized Mass Housing Programme.

Building on the analysis in the preceding chapters, this chapter proposes a comprehensive
institutional reform agenda. It argues that the National Housing Enterprise should be transformed
into a modern National Housing Development Corporation with expanded responsibilities for land
development, housing finance, infrastructure coordination, capital mobilization, and public-private
partnerships. Concurrently, the Build Together Programme should evolve into a professionally
managed National Affordable Housing Development Fund dedicated to supporting low-income
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housing, incremental housing, informal settlement upgrading, and other socially targeted housing
interventions. Collectively, these reforms would establish a stronger institutional foundation to
support the integrated national housing sector proposed in the final chapters of this study.

10.2. National Housing Enterprise (NHE)
10.2.1 Mandate

The National Housing Enterprise (NHE) is Namibia's principal public housing development institution
and occupies a central position within the country's housing policy framework. Established under the
National Housing Enterprise Act, 1993 (ActNo. 5 of 1993), its primary mandate is to develop, finance,
and deliver affordable housing, particularly for low- and middle-income households with limited
access to conventional housing finance. Since its inception, the NHE has served as both a housing
developer and a housing finance institution, providing serviced land, constructing housing units,
facilitating homeownership, and supporting broader urban development across Namibia.
Furthermore, the NHE has emerged as one of the Government's principal implementing agencies
for national housing policy. Since Independence, successive housing policies have relied on the
NHE to translate government housing objectives into practical housing delivery programs. Through
its nationwide operations, the NHE has significantly expanded formal housing opportunities and
strengthened Namibia's institutional capacity for public housing delivery. The strategic importance
of the NHE was further reinforced under the Mass Housing Programme (MHP), which identified the
institution as one of the program's primary implementation agencies. Rather than confining the NHE
to its traditional role as a housing developer, the MHP Blueprint envisioned a substantially expanded
institutional mandate. Among the responsibilities assigned to the NHE were:

e Mobilizing public-private partnerships for large-scale housing delivery.

o Coordinating turnkey housing development projects.

o Facilitating bridging finance for housing construction.

o Expanding end-user housing finance in partnership with commercial banks.

e Mobilizing debt finance from domestic and international financial institutions, supported
where necessary by Government guarantees.

e Strengthening the management of public rental housing.

e Supporting housing affordability through improved construction cost management and
alternative building technologies.

The MHP therefore recognized that achieving large-scale housing delivery required an institution
capable of mobilizing finance, coordinating multiple stakeholders, and operating beyond the
traditional functions of a housing developer. In many respects, the Blueprint anticipated the need for
a stronger, more diversified national housing institution capable of supporting large-scale housing
delivery.

10.2.2 Achievements

Since its establishment in 1993, the National Housing Enterprise (NHE) has played a pivotal role in
Namibia's public housing sector, becoming the nation's foremost government-sponsored housing
delivery institution. Over the past three decades, the NHE has overseen the construction and
financing of more than 20,000 housing units across numerous towns and regions. This substantial
contribution has been instrumental in expanding formal homeownership, fostering urban
development, and improving access to affordable housing for thousands of Namibian households.
While this level of provision has not fully eradicated the national housing backlog, it remains one of
the largest cumulative housing contributions by a single institution since Independence. Beyond its
direct involvement in housing construction, the NHE has made significant contributions to the
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broader development of Namibia's housing sector. The institution has cultivated extensive expertise
in critical areas such as land acquisition, township development, housing design, project
management, beneficiary financing, mortgage administration, and the implementation of housing
programs. Through these functions, it has been instrumental in establishing institutional systems,
building technical capacity, and accumulating operational experience that few other organizations in
Namibia possess. These institutional capabilities represent a valuable national asset that can be
strategically leveraged to support future housing sector reforms.

The strategic importance of the NHE was further underscored by its central role in implementing the
Mass Housing Programme (MHP), Namibia's most extensive and ambitious national housing
initiative since Independence. The MHP Blueprint designated the NHE as a principal implementing
agency, assigning responsibilities that extended beyond traditional housing construction. These
included coordinating public-private partnerships, mobilizing private-sector finance, facilitating
turnkey housing developments, supporting end-user housing finance, managing public rental
housing, and contributing to large-scale housing delivery. The government's decision to position the
NHE at the core of the Mass Housing Programmereflectedits confidence in the institution's technical
expertise, nationwide operational presence, and demonstrated capacity to execute complex housing
projects. While the Mass Housing Programme faced significant implementation challenges, as
detailed in the preceding chapter, these should not diminish the crucial role of the NHE. Many of the
program's constraints, including shortages of serviced land, inadequate municipal infrastructure
financing, protracted township establishment procedures, fragmented institutional coordination, and
regulatory delays, were largely systemic and fell beyond the institution's direct control. The MHP's
experience therefore illuminated not only the capabilities of the NHE but also the structural limitations
inherent in the broader housing delivery system in which it operated.

Perhaps the NHE's most profound achievementis its contribution to institutional development. Over
more than three decades, it has solidified its position as Namibia's principal public housing institution,
demonstrating the feasibility of government-sponsored housing delivery on a national scale. The
institution has earned public recognition, cultivated valuable technical and managerial expertise, and
forged extensive relationships with local authorities, financial institutions, contractors, consultants,
and communities. These strengths provide a robust foundation for building a modernized National
Housing Development Corporation. Viewed in this context, the NHE should not be regarded as an
institution that has failed to fulfill its mandate, but rather as one that has outgrown its original
mandate. The scale of Namibia's contemporary housing challenge now requires an institution with
broader responsibilities, stronger financial capacity, and an expanded role in housing finance, land
development, infrastructure coordination, and capital mobilization. The achievements of the NHE
therefore provide the institutional platform upon which the next phase of Namibia's housing sector
transformation can be built.

10.2.3 Challenges

Despite notable achievements, the National Housing Enterprise's overall capacity remains limited
compared to Namibia's extensive housing needs. The country requires about 18,000 to 20,000 units
each year, but NHE typically delivers only 500 to 1,500 units annually. While these efforts are
meaningful, they cover only a small portion of the demand and fall short of significantly reducing the
housing backlog. The Mass Housing Programme (MHP) implementation further exposed several
systemic constraints that hinder the institution's ability to operate at the necessary scale for
nationwide housing delivery. Many of these issues are rooted in broader weaknesses within
Namibia's housing sector, not solely within the institution.
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The first challenge is limited financial capacity. The NHE remains heavily dependent on government
capital injections, conventional borrowing, and internally generated resources. This financing model
has constrained the institution's ability to undertake large-scale housing developments, finance bulk
infrastructure, acquire strategic land, or expand housing delivery at the pace required by national
demand. Secondly, the institution remains highly dependent on local authorities for serviced land
and infrastructure. Delays in township establishment, environmental approvals, bulk infrastructure
provision, and municipal land servicing frequently postpone project implementation and increase
development costs. As demonstrated during the Mass Housing Programme, housing construction
cannot be accelerated when serviced land and supporting infrastructure remain unavailable. Thirdly,
the NHE continues to operate under a dual institutional mandate. It is expected to function as a
financially sustainable commercial housing developer while also fulfilling the Government's social
objective of providing affordable housing to lower- and middle-income households. These competing
objectives often create tension among affordability, cost recovery, and long-term financial
sustainability, limiting the institution's ability to expand operations while maintaining commercial
viability. Fourthly, the institution has limited access to long-term development finance and
institutional capital. Although Namibia has substantial domestic savings held by pension funds,
insurance companies, and other institutional investors, the NHE has not yet become a housing
finance institution capable of mobilizing these resources through capital market instruments such as
housing bonds, mortgage-backed securities, or mortgage securitization. Consequently, the
institution remains constrained by relatively limited sources of long-term funding.

Finally, institutional and governance challenges have also affected long-term performance. Cyclical
governance transitions, management reorganizations, procurement backlogs, protracted approval
processes, and decentralized coordination among the national government, local authorities, utilities,
and other stakeholders have, at times, diminished implementation efficiency and undermined long-
term strategic planning. While significant improvements have been achieved over time, these
institutional impediments continue to influence the pace and scale of housing provision.

Collectively, these challenges underscore that the constraints facingthe National Housing Enterprise
(NHE) are largely structural rather than operational. The institution has consistently demonstrated
its technical capacity in housing development and finance; nevertheless, its effectiveness remains
constrained by broader systemic weaknesses in land tenure, infrastructure financing, housing
finance mechanisms, inter-institutional coordination, and regulatory frameworks. The experience of
the Mass Housing Programme corroborates that strengthening the NHE in isolation will be
insufficient unless these broader housing sector constraints are addressed concurrently. These
findings provide the foundational rationale for the institutional reforms proposed in the subsequent
section, which advocate transforming the NHE into a contemporary National Housing Development
Corporation capable of spearheading large-scale housing delivery within an integrated national
housing sector framework.

10.2.4 The Imperative for Institutional Reform

This study concludes that the National Housing Enterprise (NHE) is not fundamentally flawed.
Instead, its current challenges arise from a mandate, financial resources, and operational approach
that have not kept pace with Namibia's growing and complex housing needs. Over the last thirty
years, NHE has become the country's main public housing body. However, the sector's significant
changes now demand a broader institutional role than what was envisioned when NHE was founded
in 1993. As detailed in Chapter 8, Namibia's housing deficit is much larger, with an estimated need
of around 270 000 housing units. Chapter 9 emphasizes that although the long-term goals of the
Mass Housing Programme (MHP) are still relevant and feasible, its implementation has exposed
critical institutional weaknesses in capacity, financing, land delivery, infrastructure, and capital
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mobilization. These findings suggest that small tweaks to the current NHE model will not be enough
to meet the country's housing demands. Importantly, the suggested institutional reformsare in line
with the strategic vision outlined in the Mass Housing Programme Blueprint. The Blueprint
highlighted the need for the NHE to evolve from merely a housing developer by engaging in public-
private partnerships, managing housing finance, tapping into domestic and international debt
markets, overseeing turnkey housing projects, handling rental housing portfolios, and supporting
large-scale national housing efforts. The MHP's implementation demonstrated that, although this
vision was appropriate, the institution lacked the necessary expanded mandate, strong financial
infrastructure, and suitable governance framework to carry out these functions effectively. Based on
this, this study proposes transforming the NHE into a National Housing Development Corporation
with a broader mandate that includes:

« National land acquisition, assembly, and servicing.

e Integrated township development and sustainable human settlement planning.

e Housing infrastructure coordination and strategic infrastructure investment.

o Affordable housing construction and diversified housing delivery models.

e Housing finance and mortgage market development.

e Housing and infrastructure bond issuance.

o Mortgage securitization and secondary mortgage market development.

o Public-private partnerships and private sector coordination.

o Mobilization of domestic institutional capital, including pension funds and insurance
companies.

» National coordination and implementation of the modernized Mass Housing Programme.

With this expanded mandate, the Corporation would evolve from merely a housing developer to
Namibia's leading housing development and finance institution. It would unify land development,
infrastructure investment, housing finance, capital mobilization, and strategic partnerships within a
single framework that supports large-scale housing delivery. This shift would not replace the original
visions of the National Housing Enterprise or the Mass Housing Programme but would enhance the
institutional development outlined in the MHP Blueprint. The aim is to create a modern, financially
sustainable, and capital-market-enabled national housing body capable of coordinating long-term
housing initiatives. Ultimately, the Corporation would serve as the key institution anchoring Namibia's
integrated housing sector and provide the necessary capacity to meet the country's long-term
housing goals.

10.2.5 Housing Finance and Capital Market Functions

A key insight from this study is that Namibia's housing problem extends beyond merely lacking
enough units; it also involves a shortage of long-term housing finance capable of supporting large-
scale, sustainable development. Despite having considerable domestic institutional savings such as
pension funds, insurance companies, and collective investment schemes, only a small portion of this
capital is used for housing development. As a result, Namibia's housing finance relies heavily on
traditional bank loans and sporadic government funding, both inadequate for tackling the country's
housing backlog. The Mass Housing Programme (MHP) Blueprint acknowledged these financing
limitations and proposed innovative solutions, including creating a Special Purpose Vehicle (SPV)
within a public-private partnership to attract investments from the GIPF and other institutional
investors, increasing public-private collaborations, utilizing debt from local and international
financiers, offering bridging finance, and expanding end-user financing via the National Housing
Enterprise. The Blueprint emphasized that meeting the MHP goals would require mobilizing much
more long-term private and institutional capital than government funding alone can provide. Building
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on this foundation, the proposed National Housing Development Corporation (NHE) should serve as
Namibia's principal housing finance and capital market institution. Its mandate would include
developing a comprehensive housing finance architecture to mobilize long-term investment for
housing and urban development. In addition to its primary housing development functions, the
Corporation should support:

o Affordable long-term housing finance.

o Mortgage refinancing and housing liquidity facilities.

e Housing and infrastructure bond issuance.

e Mortgage-backed securities.

o Mortgage securitization.

e Secondary mortgage market development.

o Mobilization of pension fund and insurance capital.

« Blended finance structures and credit enhancement facilities.

o Strategic partnerships with development finance institutions and private investors.

A key responsibility for the new reformed NHE is to promote Namibia's mortgage securitization
market. By pooling mortgage loans from commercial banks, housing funds, private lenders, and
itself, and converting them into mortgage-backed securities, the Corporation can help lenders
reinvest capital into new mortgages, improve market liquidity, expand access to long-term housing
finance, and reduce banks' reliance on balance-sheet lending. This approach would create a
sustainable financing framework that supports ongoing housing delivery and attracts long-term
institutional investment. It would also operationalize the SPV concept from the Mass Housing
Programme Blueprint. Instead of a single financing vehicle, SPVs could become recurring platforms
for pension funds, insurance companies, sovereign investors, development finance institutions, and
private investors to finance housing, serviced land, and urban infrastructure. Working alongside the
proposed National Housing Infrastructure Fund and the National Affordable Housing Development
Fund, these investment vehicles would significantly increase the financial resources needed to
implement the modernized Mass Housing Programme.

To effectively carry out these expanded roles, the National Housing Development Corporation must
undergo significant institutional strengthening. This includes establishing strong corporate
governance, improving financial reporting, implementing comprehensive risk management, creating
predictable project pipelines, maintaining ring-fenced housing finance operations, ensuring
transparent investment practices, and enforcing strict investor accountability. Such reforms would
enable the Corporation to raise long-term funding through NSX-listed housing bonds, infrastructure
bonds, mortgage-backed securities, securitization, pension fund investments, development finance
institutions, blended finance options, and other capital market tools. Transforming the National
Housing Enterprise into a modern housing development and finance body would realize a key goal
of the original Mass Housing Programme. This restructuring would create a solid financial foundation
for sustained large-scale housing delivery and position Namibia's housing sector to attract both
domestic and international capital for affordable housing, serviced land, and integrated human
settlements.

10.2.6 Differentiating Social Housing from Commercial Housing Finance

Transforming the National Housing Enterprise into a National Housing Development Corporation
necessitates a clear separation between commercial housing finance and social housing delivery.
While both are essential for Namibia's housing goals, they operate under differentfinancial and policy
frameworksand are better managed by separate but complementary institutions. The Mass Housing
Programme (MHP) acknowledged that effective housing delivery requires a mix of commercial
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finance, public-private partnerships, government subsidies, and community initiatives. The Blueprint
specifically recommended government grants for social housing, increased private sector
involvement, debt financing, institutional capital mobilization, community savings through SDFN, and
the creation of a National Housing Development Fund. These strategies highlight that different
segments of the housing market need tailored financing and institutional structures. As the new
corporation expands into housing finance, capital markets, mortgage securitization, bonds, and
institutional investment, it must operate sustainably with a strong balance sheet, predictable cash
flows, good governance, and investment-grade financial management. Mixing these commercial
activities with heavily subsidized social housing risks damaging financial stability, losing investor
trust, limiting access to long-term capital, and hampering the Corporation's ability to attract both
domestic and international investments.

This study recommends shifting responsibility for subsidized housing, incremental housing,
vulnerable households, informal settlement upgrading, and other socially targeted housing initiatives
to a restructured Build Together Programme, which should develop into a dedicated National
Affordable Housing Development Fund. As the main social housing body, the Fund would manage
housing subsidies, assist low-income households, finance incremental and self-help housing
projects, promote community-driven development, support informal settlement upgrades, and
expand affordable rental and rent-to-own schemes. This would safeguard the social goals of the
original Mass Housing Programme while ensuring these programs receive focused policy support
and dedicated public funding. The institutional separation would allow the National Housing
Development Corporation to concentrate on large-scale housing projects, land servicing,
infrastructure, housing finance, capital mobilization, and sustainable housing programs. Meanwhile,
the National Affordable Housing Development Fund would prioritize housing affordability, poverty
reduction, and social inclusion. Though they would be separate entities, both organizations would
operate within an integrated national housing framework and work together to meet the government's
long-term housing goals.

Together, these reforms would realize the institutional changes originally planned for the Mass
Housing Programme. The National Housing Development Corporation would evolve from a
conventional housing builder into Namibia's main entity for housing development and funding.
Simultaneously, the National Affordable Housing Development Fund would become the country's
dedicated social housing authority. These organizations, along with the proposed National Housing
Infrastructure Fund and the broader housing finance and capital market system, would create a
modern, integrated, and financially sustainable housing delivery framework. This system would play
akey role in advancing the modernized Mass Housing Programme and gradually reducing Namibia's
housing deficit.

10.3. The Build Together Programme (BTP)
10.3.1 Mandate

The Build Together Programme (BTP) is Namibia's leading government-led social housing project,
essential in increasing affordable housing access for low-income families since independence.
Launched in 1992, soon after Namibia gained independence, it was designed as a vital part of the
government's broad plan to address the severe housing shortages inherited from the apartheid era.
At independence, many previously disadvantaged Namibians faced significant barriers to formal
housing, secure land rights, finance, and urban services. In response, the BTP was introduced as a
key poverty alleviation and housing solution aimed at promoting homeownership and improvingliving
conditions, especially in urban and peri-urban areas. Unlike the National Housing Enterprise (NHE),
which mainly serves households able to secure mortgage credit, the BTP is tailored for those unable
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to access traditional housing finance due to low income or limited borrowing capacity. The
programme supports affordable homeownership through various methods, including government
aid, incremental construction, provision of serviced land, and partnerships with local authorities.
Instead of requiring beneficiaries to buy fully built houses, the BTP enables households to build or
upgrade their homes gradually, matching their financial situation, thus encouraging self-reliance
while broadening access to formal housing. Unlike the NHE, created through specific legislation, the
BTP functions as a government housing policy within Namibia's broader housing and local
government strategies. Its implementation is based on several key policies and legislative tools,
including:

The National Housing Policy of Namibia (1991);

The Local Authorities Act;

The Decentralization Policy and the Decentralization Enabling Act; and
The Townships and Division of Land Ordinance.

The Programme has become essential to Namibia's national housing strategy through various policy
tools, aiding local authorities in offering affordable housing and ensuring fairaccess to land, housing,
and basic services. It aligns with Namibia's main housing policy goals, which aim to promote social
equity, reduce poverty, enhance living conditions, and support sustainable human settlements. The
Mass Housing Programme (MHP) emphasized that large-scale housing cannot rely solely on
traditional credit-based methods. Its Blueprint incorporates subsidized housing, People Housing
Processes, community self-help, rural housing, and informal settlement upgrades, emphasizing the
strategic importance of the Build Together Programme within Namibia's housing framework. In this
broader context, the Build Together Programme is more than just a subsidy scheme; it is Namibia's
primary social housing delivery tool. It complements the National Housing Enterprise by assisting
households unable to access conventional mortgage finance. Together, these entities form the
foundation for a modern, integrated national housing system.

10.3.2 Achievements

Since it began in 1992, the Build Together Programme (BTP) has become a key social housing
initiative in Namibia. Over more than 30 years, it has helped around 30,000 to 40,000 beneficiaries
through various measures such as incremental housing loans, government subsidies, serviced land
provision, low-cost housing support, and upgrading informal settlements. While these numbers may
seem modest compared to Namibia's overall housing demand, they still significantly improve housing
access forlow-income households that might otherwise be excluded from the formal housing market.
A notable success of the Programme is its recognition that many Namibians cannot immediately
afford full, conventional housing units. Instead of requiring complete, ready-built homes, the
Programme adopted an incremental housing strategy, enabling households to gradually build,
extend, or improve their homes as their financial situations improve. This approach has made
housing more affordable and reflects a practical understanding of the economic realities faced by
lower-income families, particularly those in the informal sector or with irregular income. As a result,
the Programme provides an important alternative route to homeownership for thousands of
Namibians who cannot access traditional mortgage financing. By offering small housing loans,
subsidies, serviced plots, and support forincremental construction, it has reduced housing exclusion,
increased tenure security, and created more opportunities for asset ownership among low-income
groups.
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The Build Together Programme has played a key role in strengthening partnerships among the
central government, regional councils, local authorities, and communities to provide affordable
housing. These collaborations have enhanced living conditions, encouraged greater community
involvement, and promoted social inclusion in urban and peri-urban areas. In many municipalities,
the Programme has complemented existing municipal land development efforts by helping
beneficiaries gradually turn serviced plots into permanent homes. Importantly, the Programme
remains a vital part of the Mass Housing Programme (MHP). The MHP was not intended to replace
the Build Together Programme but to acknowledge that Namibia's housing challenges require a
multifaceted approach, including various housing delivery methods for differentincome groups. The
MHP Blueprint explicitly includes subsidized housing, People Housing Processes, community self-
help housing, rural housing, and informal settlement upgrading as core components. While the
National Housing Enterprise mainly focused on credit-linked housing solutions, the Build Together
Programme continued assisting households excluded from traditional mortgage finance through
targeted subsidies and incremental housing projects. This strategic alignment highlights the
Government'sunderstanding that large-scale housing delivery depends on a diverse housing system
that combines commercial finance with tailored social housing initiatives.

Beyond merely counting the housing units built, the Programme's greatest impact is in proving that
affordable housing needs more than just traditional mortgage financing. It clearly demonstrates that
approaches like incremental housing, community involvement, government aid, and adaptable
financing can significantly improve homeownership opportunities for lower-income families. These
important lessons are highly pertinent to Namibia's future housing policies and offer a solid basis for
the reforms discussed in this study.

10.3.3 Challenges

Despite its notable social contributions, the Build Together Programme has consistently been
hindered by structural, financial, and institutional challenges that restrict its capacity to effectively
address Namibia's growing housing challenge. Although it has successfully improved access to
affordable housing for many lower-income households, its operational growth has not kept pace with
increasing demand—driven by rapid urbanization, population growth, smaller household sizes, and
more informal settlements. The programme’s dependence on annual government funding limits its
ability to expand housing delivery accordingly. Funding shortages have led to long waiting lists,
limited numbers of beneficiaries, and delayed implementation. Unlike commercial housing projects,
the programme has limited access to long-term development finance, private investments, or capital
markets, leaving its operations highly vulnerable to the government's fiscal stability.

Implementation efficacy has also varied considerably across local authorities. As a decentralized
initiative, its success largely depends on the financial and technical capabilities of individual
municipalities and regional authorities. However, disparities in institutional capacity, project
management acumen, availability of serviced land, provision of essential infrastructure, and
administrative efficiency have led to uneven national program performance. Delays in township
establishment, land servicing, infrastructure development, and planning approvals have frequently
slowed housing delivery, despite substantial beneficiary demand. Furthermore, the Program has
been constrained by systemic institutional weaknesses, including inadequate monitoring and
evaluation frameworks, administrative inefficiencies, convoluted approval processes, and, in certain
instances, ineffectual loan recovery mechanisms. These impediments have collectively undermined
program sustainability and reduced the availability of revolving funds essential for financing
additional beneficiaries. Moreover, the Programme continues to rely predominantly on traditional
subsidy mechanisms, with limited integration into Namibia's broader housing finance ecosystem. It
has not leveraged long-term institutional investment, blended finance models, public-private
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partnerships, or innovative housing finance instruments that could facilitate large-scale affordable
housing delivery. Consequently, its capacity to address the findings presented in Chapter 8, which
estimate Namibia's housing backlog at approximately 270 000 housing units, remains severely
compromised. Collectively, these challenges underscore that while the Build Together Programme
retains its social relevance and continues to fulfill a vital public policy function, its prevailing
institutional and financing model is demonstrably inadequate for the magnitude of Namibia's
contemporary housing challenge. As with the National Housing Enterprise, the primary constraints
are structural rather than programmatic, reflecting broader systemic deficiencies in housing finance,
serviced land delivery, municipal infrastructure, institutional coordination, and long-term funding.
These findings provide a compelling rationale for restructuring the Programme into a modernized
National Affordable Housing Development Fund, capable of delivering social and affordable housing
at a significantly larger scale within the framework of the revitalized Mass Housing Programme.

10.3.4 Transforming the Build Together Programme into a National Affordable Housing
Development Fund

This study highlights that the Build Together Programme remains a key social housing initiative in
Namibia. Over more than thirty years, it has expanded access to affordable housing for thousands
of low-income households through incremental finance, subsidies, and community-driven projects.
However, the scale and complexity of Namibia's current housing challenges demand a more robust
institutional framework capable of delivering housing on a much larger scale. Chapter 8 estimates
the housing deficit at around 270 000 units, many of which are in income groups served by the Build
Together Programme. Meanwhile, Chapter 9 affirms the long-term viability of the Mass Housing
Programme (MHP) but emphasizes the need for stronger institutions and sustainable funding. These
findings suggest that incremental changes to the current Build Together Programme will not suffice
to meet Namibia's future housing needs. The proposed reforms align with the institutional vision in
the MHP Blueprint, which advocates for a diversified approach including subsidized housing,
community self-help, informal settlement upgrades, rural housing, and People Housing Processes
to address the varied housing needs of Namibian households.

This study suggests transforming the Build Together Programme into a National Affordable Housing
Development Fund (NAHDF). Instead of functioning mainly as a government subsidy program
managed by local authorities, the Fund should serve as Namibia's leading social and affordable
housing body, overseeing financing and coordination of housing initiatives for lower-income and
financially excluded households. The NAHDF should operate within a contemporary institutional
framework characterized by:

e Independent governance and oversight structures.

o Professional fund management.

e Centralized loan administration.

« National monitoring, reporting, and performance management systems.

e Standardized implementation procedures across all local authorities.

o Digitized beneficiary registration, approval, and loan management systems.
o Strengthened loan recovery and credit management systems.

» Transparent financial management and accountability arrangements.
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These institutional reforms would significantly improve operational efficiency, governance,
accountability, and scalability while preserving the Program's original developmental and social
mandate. Unlike the current Build Together Program, the proposed Fund should not be limited to
financing small, incremental housing loans. Instead, it should become a comprehensive affordable
housing platform that supports multiple housing delivery channels based on household income,
affordability, and tenure needs. These delivery channels should include:

e Subsidised low-income housing.

o Starter housing units.

e Incremental housing finance.

e Serviced land support.

e Informal settlement upgrading.

o Affordable rental housing.

e Rent-to-own housing schemes.

e Micro-housing and micro-mortgage finance.

o Community-led housing initiatives and People Housing Processes.
e Housing support programmes for vulnerable households.

This diversified approach recognizes the heterogeneous nature of affordable housing demand. While
some households need fully subsidized housing, others require serviced land and incremental
financing. At the same time, many lower-income working households could be better supported
through accessible credit, rent-to-own schemes, or assisted ownership models. Aligning housing
products with distinct income groups would optimize resource allocation, broaden housing choices,
and substantially enhance the effectiveness of government affordable housing initiatives. The
financial sustainability of the proposed Fund warrants significant strengthening. Beyond annual
government budgetary allocations, the National Affordable Housing Development Fund should
leverage financing from the envisioned National Housing Development Fund under the Mass
Housing Programme, development finance institutions, donor agencies, corporate social investment
programs, blended finance facilities, and other strategic funding partners. This expanded funding
base would reduce reliance on annual fiscal allocations while providing greater predictability forlong-
term affordable housing provision.

The National Affordable Housing Development Fund would work alongside the proposed National
Housing Development Corporation, each playing a distinct yet complementary role in Namibia's
integrated housing sector. While the Corporation would mainly handle land development, housing
finance, capital mobilization, public-private partnerships, and the modernized Mass Housing
Programme, the Fund would emphasize affordability, housing inclusion, and support for households
outside traditional mortgage access. Along with the proposed National Housing Infrastructure Fund,
these three entities would form the core pillars of a modern, sustainable, and comprehensive national
housing system. This initiative does not replace the Build Together Programme but rather
modernizes and enhances one of Namibia's vital social housing institutions. By establishing a
professionally managed National Affordable Housing Development Fund, the Programme would
continue to serve low-income households while gaining the institutional capacity, innovative
financing, and operational systems needed to confront Namibia's growing housing needs within the
updated Mass Housing framework.
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PART IV: DESIGNING A NEW HOUSING DELIVERY AND FINANCE SYSTEM

After identifying the structural issues impacting Namibia's housing sector, this section presents a
proposed framework for transforming housing delivery. Instead of offering minor improvements to
current programs, it introduces an integrated model that views housing as a coordinated national
system supported by diverse delivery methods, strong institutions, and sustainable long-term
funding. The goal is to show how Namibia can evolve from a fragmented housing sector to a modern,
investment-ready, and financially sustainable system capable of providing affordable housing at the
necessary scale to meet both current and future needs. A key aspect of this framework is the
understanding that no single housing delivery model can meet the varied needs of Namibia's
population. Households vary greatly in income, affordability, tenure preferences, and access to
finance. Therefore, the study suggests a Diversified National Housing Marketthat combines multiple
channels, including formal homeownership, serviced land development, incremental housing,
affordable rental options, rent-to-own schemes, informal settlement upgrading, social housing, and
community-led initiatives, to deliver suitable housing solutions across the income spectrum.

The proposed housing delivery approach is backed by a detailed implementation framework outlining
institutional roles, delivery methods, funding strategies, and phased rollout plans. It aims to enhance
coordination among the central government, local authorities, housing organizations, private
developers, financial institutions, and development partners, promoting a unified national housing
system rather than disconnected projects. Recognizing that sustainable housing depends on long-
term financing, this section also presents a National Housing Finance Architecture that combines
public funds, private investments, and capital market tools into a cohesive financing system. This
architecture illustrates how government funds, pension schemes, insurance companies, commercial
banks, development finance bodies, capital markets, and public-private partnerships can work
together to mobilize the investment needed to boost housing delivery and ensure financial
sustainability across the sector.

This section includes three chapters. Chapter 11 describes the Diversified National Housing Market,
highlighting various housing delivery pathways aimed at enhancing accessibility, affordability, and
inclusivity. Chapter 12 outlines the implementation framework necessary to put this diverse housing
model into practice, covering institutional structures, phased strategies, investment needs, and
delivery methods. Chapter 13 details the National Housing Finance Architecture, offering a
comprehensive financing framework that mobilizes long-term capital, bolsters housing finance, and
links capital markets to Namibia's housing delivery system. Together, these chapters form a strategic
blueprint to transform Namibia's housing sector into a coordinated, diverse, and investment-ready
system capable of achieving sustainable housing outcomes at scale.
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CHAPTER 11: ADIVERSIFIED NATIONAL HOUSING MARKET FOR NAMIBIA

11.1. Introduction

The preceding chapters have demonstrated that Namibia's housing challenge extends far beyond a
shortage of housing units. The analysis of the 2023 Population and Housing Census revealed that
the national housing backlog is linked to broader structural issues, including limited serviced land,
poor infrastructure, restricted housing finance, decreasing affordability, rapid urbanization, and
shifting household formation patterns. The assessment of the Mass Housing Program (MHP)
indicated that, although it contributed significantly to national housing delivery, its implementation
also exposed the limitations of relying mainly on a single model focused on traditional
homeownership. These insights suggest that Namibia cannot address its housing challenge with just
one housing type, tenure option, or financing method. A system centered on owner-occupied homes
financed through conventional mortgages naturally excludes many households whose income,
employment, or financial circumstances do not meet traditional lending criteria. While this model
continues to benefit many middle- and higher-income households in formal employment, it offers
limited chances for low-income households, informal sector workers, young professionals, first-time
buyers, pensioners, seasonal workers, and those living in informal settlements. Households facing
housing needs are not a uniform group. They vary greatly in income, employment, household size,
age, mobility, financial access, and housing goals. Some need fully subsidized housing, while others
can access incremental housing, serviced land, affordable rentals, rent-to-own options, or traditional
mortgages. These variations show that a single housing solution cannot meetall of Namibia's diverse
needs.

International experience shows that effective housing systems are characterized by diverse markets
offering various housing options instead of a single tenure model. These systems usually include
affordable homeownership, private rentals, social and public rental housing, rent-to-own schemes,
incremental housing, cooperatives, employer-assisted housing, student accommodations,
retirement housing, and targeted support for vulnerable groups. Rather than competing, these
sectors complement each other by providing suitable housing choices at different life stages and
income levels. Such diversification boosts affordability, labour mobility, financial inclusion, social
equity, and sustainable urban growth while alleviating informal settlement pressures. Based on these
principles, this chapter recommends creating a Diversified National Housing Market for Namibia.
This framework emphasizes that housing policy should address the varied needs and budgets of
households, rather than focus on a single delivery or funding model. It encourages developing
multiple, integrated housing sectors that improve access to adequate housing, facilitate pathways
from informal occupancy to secure tenure and homeownership when appropriate, and offer long-
term housing options suited to households with different needs, including rentals and other tenure

types.

The chapter begins by identifying the key household segments in Namibia's housing market and
assessing their housing needs. It then examines the major housing sectors that should be part of a
diversified national housing market, along with the policy, institutional and financing mechanisms
required to support their development. Collectively, these sectors form the foundation of a more
inclusive, resilient and sustainable housing system capable of responding to Namibia's diverse and
evolving housing needs.
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11.2. Matching Housing Solutions to Household Needs

Many developing countries' housing policies wrongly assume that all households require the same
type of housing and can be reached through a single method. In reality, housing needs vary widely,
as households differ in income, employment, access to finance, size, life stage, housing goals, and
ability to pay. A system focused mainly on traditional homeownership with commercial mortgages
often excludes many groups, such as lower-income households, informal workers, young
professionals, first-time buyers, and vulnerable populations. A diverse national housing market
addresses these differences by offering various options tailored to different needs and financial
situations. Instead of seeing housing as one product, it is viewed as a spectrum with multiple
pathways for households to improve their conditions as their finances grow. This approach enables
governments to target subsidies more effectively, promotes financial inclusion, supports labour
mobility, and expands access to safe, adequate housing for all income levels. Table 11.1 presents
the main household segments in Namibia's housing market and appropriate interventions for each.

Table 11.1 Matching Housing Solutions to Household Needs

Household Segment Typical Characteristics Most Appropriate Housing Solution

Extremely poor
households

Unemployed, vulnerable, elderly,
disabled

Fully subsidized housing and serviced
sites with basic services

Very low-income
households

Informal workers, casual labour,
social grant recipients

Incremental housing, serviced land,
micro-housing finance

Lower-income
formally employed

Teachers, police officers, nurses,
and municipal employees

Affordable housing, Pension-Backed
Incremental Housing Loans, Rent-to-Own

Lower-middle-
income households

Stable employment but cannot
qualify for conventional mortgages

Affordable housing, Rent-to-Own,
Pension-Backed Mortgages

Middle-income
households

Mortgage eligible

Conventional mortgages, affordable home
ownership

Mobile urban

Young professionals, graduates, and

Social housing, affordable rental housing

workforce temporary workers
Students and Temporary accommodation needs |Student housing and affordable rental
apprentices accommodation

Elderly households

Downsizing, fixed incomes

Retirement housing and assisted living
developments

Table 11.1 shows that Namibia's housing market is diverse, consisting of various household
segments with different incomes, employment situations, housing aspirations, and financial
capabilities. As a result, a single housing solution cannot meet everyone's needs. While middle- and
high-income households may rely on traditional mortgage financing and homeownership, lower-
income groups, informal workers, first-time buyers, young professionals, students, pensioners, and
vulnerable households need a wider array of housing options. A varied housing market addresses
these differences by offering multiple pathways, such as affordable housing, social housing, rental
options, rent-to-own schemes, incremental housing, cooperative housing, and targeted subsidies.
This strategy allows the government to use its limited public resources more efficiently and improve
access to suitable housing for all income levels. The table emphasizes that housing should be seen
as a continuum, not a final destination.
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Households progress through various stages of their economic journey, starting from rental options,
moving to incremental housing, then affordable home ownership, and finally to conventional
mortgage-financed homes as their incomes grow. Creating a diverse housing market not only
increases access but also enhances labour mobility, financial inclusion, wealth building, and long-
term social and economic progress. By tailoring housing options to household needs, Namibia can
boost the efficiency and fairness of its national housing system.

11.3. Housing Pathways for Informal Settlement Households

Most of Namibia's housing backlog lies in informal settlements, which are the main focus for the
country's efforts to reduce housing shortages. However, residents of these settlements are not a
uniform group needing the same housing solutions. They include a wide range of society, such as
public servants, private workers, traders, entrepreneurs, casual workers, pensioners, unemployed
families, and young households. Despite all facing poor housing, they vary greatly in income, job
stability, access to finance, housing goals, and ability to pay for housing. These differences suggest
that a one-size-fits-all housing solution, such as giving every household the same subsidized house,
is neither financially viable nor socially fair. Instead, addressing the housing backlog requires a
tailored approach that offers housing options suited to each household's specific circumstances.
Some households might need fully subsidized housing due to vulnerability and limited finances, while
others could benefit from serviced land, incremental housing, affordable rentals, rent-to-own
schemes, pension-backed financing, or traditional mortgages. By aligning housing solutions with
household needs, Namibia can develop a progressive housing ladder, helping families move from
informal settlements to secure tenure and, eventually, formal homeownership as their economic
situation improves. Table 13.2 outlines these housing pathways for differenthousehold groups within
Namibia's informal settlements.

Table 11.2: Housing Pathways for Households Living in Informal Settlements

Household Profile Current Situation

Appropriate Intervention

Long-Term Housing
Outcome

Unemployed Shack Subsidized housing and social |Permanent subsidized

Households support housing

Informal Traders Shack Serviced plot + incremental Progressive home
housing finance ownership

Casual Workers Shack Rent-to-Own or incremental Formal ownership over
housing time

Teachers, Nurses, Renting/Shack Affordable Housing or Pension- [Immediate home

Police Backed Mortgage ownership

Young Professionals Renting Rent-to-Own or affordable Home ownership

apartments

Self-Employed
Entrepreneurs

Informal Dwelling

Micro-housing finance + serviced
land

Incremental formal
housing

Pension Fund
Members

Renting

Pension-Backed Mortgage

Formal home
ownership

Existing Homeowners

Need Expansion

Home improvement finance

Improved housing
quality
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Table 11.2 emphasizes a key finding: households in informal settlements are diverse socio-
economically and should not be grouped together for identical housing interventions. These
settlements house various types of households, such as public servants, private sector workers,
informal traders, entrepreneurs, casual workers, pensioners, unemployed individuals, and young
families. Although all face poor housing conditions, their financial situations and long-term housing
needs vary significantly. Therefore, offering the same subsidized housing to every household would
be financially unsustainable and unlikely to yield optimal results. The table presents a series of
progressive housing pathways tailored to each household's circumstances. For example,
unemployed and highly vulnerable households might need fully subsidised housing and social
support, while informal traders and self-employed families could benefit from serviced land,
incremental housing finance, and micro-mortgages that allow them to build up as their income
increases. Households with formal employment may be eligible for affordable housing, rent-to-own
schemes, or pension-backed housing loans, enabling the government to focus subsidies on those
with the greatest need. This differentiated approach shifts informal settlement upgrading from a
uniform program to a flexible, inclusive strategy that offers multiple paths from informal occupation
to secure tenure and eventual home ownership. It provides a practical, sustainable framework for
addressing Namibia's housing backlog while supporting inclusive urban growth.

11.4. Developing the Affordable Housing Sector
11.4.1 Introduction

Affordable housing should be a key focus in Namibia's housing strategy because it addresses the
largest and most underserved segment of the market. While fully subsidized housing remains crucial
forthe poorest households and traditional mortgage financing mainly benefits higher-income groups,
many Namibian households fall between these categories. These households have enough income
to contribute to housing costs but cannot afford to buy homes due to high property prices, additional
deposit and top-up requirements, financing difficulties, and limited purchasing power. As a result,
they are excluded from both government housing initiatives and commercial mortgage options,
leading to a housing affordability gap. Therefore, affordable housing plays a vital bridging role in a
diverse housing market, connecting social housing, rental options, Rent-to-Own programs, and
traditional homeownership. Affordable housing should be viewed as a unique housing sector that
includes both owner-occupied and rental options. Itis designed to be financially reachable for lower-
and middle-income families without causing significant financial strain. Globally, housing is deemed
affordable when the total costs covering mortgage or rent, municipal taxes, service charges,
insurance, and other expenses are generally no more than 30 to 35 percent of gross household
income. Thus, affordability depends not just on the property's price but also on the income relative
to the overall costs of acquiring, financing, and maintaining the home over time.

The affordability analysis earlier in this study highlights that Namibia's housing issue is fundamentally
about both affordability and supply. The Namibia Housing Affordability Index (NHAI), developed
here, along with the mortgage affordability analysis in Chapter 6, indicates that many formally
employed households cannot afford housing through conventional financing under current market
conditions. Even with stable jobs and steady incomes, numerous households fail to qualify for
mortgages due to a combination of high housing prices, interest rates, deposit demands, transaction
costs, and affordability criteria. These results imply that simply increasing housing supply won't solve
Namibia's housing challenge unless the new housing aligns with what households can financially
afford.

Namibia's Housing Sector: Challenges, Opportunities and Policy Options Page | 131



Recognizing this challenge, the National Housing Policy (2023) places housing affordability at the
center of Namibia's housing strategy and identifies affordable housing as a key objective of national
housing delivery. The policy promotes increased access to affordable housing, encourages
innovative financing mechanisms and recognizes the need to improve affordability across the
housing value chain. This represents an important policy shift towards a more inclusive housing
system capable of serving households across different income groups. Although the National
Housing Policy establishes affordable housing as a strategic policy objective, the National Housing
Development Act, 2000, does not expressly designate affordable housing as a distinct housing
category or provide a comprehensive legislative framework governing affordability standards,
institutional  responsibilities, financing mechanisms, eligibility criteria, or implementation
arrangements. As a result, affordable housing continues to be implemented largely through
fragmented programmes rather than as a coordinated and professionally managed component of
Namibia's national housing delivery system.

This study recommends that Namibia enhance its affordable housing implementation framework
within the current National Housing Policy, while making necessary targeted amendments to the
National Housing Development Act of 2000. A comprehensive Affordable Housing Implementation
Framework should set universally accepted affordability standards, clearly identify target beneficiary
groups, assign institutional responsibilities, encourage innovative financing options, foster
collaboration between the public and private sectors, and define measurable performanceindicators
for delivering affordable housing. Additionally, this framework should incorporate the Namibia
Housing Affordability Index into housing policies to provide an objective basis for assessing
affordability, guiding subsidy allocation, designing financing options, and monitoring program
success. Enhancing housing affordability involves more than just lowering house prices. It requires
coordinated efforts across the entire housing value chain, including land acquisition, infrastructure
development, township planning, approval processes, construction techniques, housing finance,
transaction costs, and sustainability. Therefore, affordable housing should be regarded as a systemic
problem that necessitates aligned institutional, financial, and regulatory reforms, rather than focusing
solely on individual projects or subsidy schemes.

International experiences support this approach. Countries like Singapore, the UK, Canada,
Australia, and South Africa show that affordable housing works best when governments set clear
policies, enact supportive laws, establish specialized institutions, implement sustainable financing,
and build long-term private sector partnerships. Despite differences in institutional models, these
nations share common traits: they clearly define affordability, identify beneficiary groups, coordinate
financing, assign institutional roles, and operate within a stable regulatory framework. For Namibia,
enhancing the affordable housing system is a key institutional reform that aligns with the
development of a diverse national housing market. This, along with improved frameworks for social
housing, Rent-to-Own, and incremental housing, will make affordable housing a distinct subsector
supported by coherent policies, suitable legislation, sustainable funding, and coordinated institutions.
Such an integrated strategy will boost housing affordability, attract long-term investments, expand
access to adequate housing, and help reduce Namibia's housing backlog while fostering sustainable
urban growth and inclusive economic development.

11.4.2 Strengthening Namibia's Affordable Policy Housing Framework

This study's affordability analysis reveals that many Namibian households are unable to access
formal homeownership despite earning enough to cover regular housing costs. Issues such as high
property prices, limited savings, deposit and transaction costs, and strict mortgage requirements
hinder lower- and middle-income families from obtaining proper housing. As a result, many live in
informal settlements or overcrowded rentals, even if they can afford long-term housing payments.
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The National Housing Policy (2023) highlights affordable housing as a key objective, making
affordability central to Namibia's housing approach. It connects affordability to household income
and outlines measures to improve access. This signifies a shift from previous strategies focused on
housing construction to a broader effort to ensure affordable, adequate housing for differentincome
groups. While the National Housing Policy offers strategic guidance, the National Housing
Development Act, 2000, does not establish a detailed legislative framework specifically for affordable
housing. The Act covers low-cost residential units, Housing Revolving Funds, and self-help housing
but lacks a clear definition of affordable housing, dedicated institutions, standards, financing
methods, incentives, or regulations designed to promote it. Consequently, implementation relies
mainly on general housing programs rather than a coordinated institutional approach.

This study recommends that Namibia advance affordable housing by enhancing the implementation
framework under the National Housing Policy and, where necessary, making targeted amendments
to the National Housing Development Act, 2000. A comprehensive Affordable Housing
Implementation Framework should define clear affordability standards, eligibility requirements,
institutional roles, financing options, planning guidelines, developer incentives, public-private
partnership models, and performance tracking systems. It should also encourage innovative
financing tools like housing bonds, blended finance, pension-backed housing finance, and other
mechanisms to attract long-term investments in affordable housing. Improving the legal and
institutional structures would provide greater certainty for the government, local authorities,
developers, banks, pension funds, insurance firms, and development finance institutions, fostering
a more stable environment for long-term investments. More critically, this approach would embed
affordable housing as a sustainable and integrated part of Namibia's housing system rather than
disparate programs. Alongside stronger social housing, Rent-to-Own, and incremental housing
schemes, affordable housing would serve as a vital pillar of Namibia's diverse housing market,
helping households find solutions aligned with their income, financial capacity, and stage in the
housing lifecycle.

Table 11.3: Proposed Framework for Strengthening Affordable Housing in Namibia

Component Current Position Proposed Strengthening Measures

Policy The National Housing Policy (2023) | Develop a comprehensive Affordable

Framework recognizes affordable housing as a | Housing Implementation Framework to
national priority and places operationalize the policy through detailed
affordability at the center of housing | implementation guidelines, standards and
delivery. delivery mechanisms.

Legislative The National Housing Development | Consider targeted amendments to the

Framework Act, 2000 provides for low-cost National Housing Development Act, 2000,
housing and housing programmes | to recognize affordable housing, define
but does not expressly establish institutional responsibilities and provide
affordable housing as a distinct legislative support for implementation.
housing subsector.

National Affordable housing is recognized in | Adopt a uniform national affordability

Definition of policy, but there is no nationally definition supported by the Namibia

Affordable adopted operational definition Housing Affordability Index (NHAI) and

Housing consistently applied across standard affordability criteria.
institutions.
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Affordability
Thresholds

Institutions use different affordability
assumptions and qualification
criteria.

Establish nationally accepted affordability
thresholds and income bands linked to
household income and housing costs.

Target Market
Segmentation

Housing programmes frequently
target broad income groups without
consistent segmentation.

Define clear beneficiary categories (very
low-, low-, lower-middle- and middle-
income households) to improve
programme targeting and resource
allocation.

Institutional
Coordination

Responsibilities for affordable
housing are shared across several
institutions with varying mandates.

Clearly define the roles of central
government, local authorities, the
proposed National Housing Development
Corporation, developers, financial
institutions, and institutional investors
within the affordable housing delivery
system.

Financing
Framework

Affordable housing finance relies
largely on conventional mortgage
lending and selected government
programmes.

Promote diversified financing through
housing bonds, pension-backed housing
finance, blended finance, development
finance institutions, commercial banks
and public-private partnerships.

Developer and

Limited policy certainty reduces

Establish transparent investment

Investor large-scale private-sector investment | guidelines, development incentives,
Participation in affordable housing developments. | streamlined planning approvals and
public-private partnership frameworks to
encourage long-term investment.
Subsidy and Housing subsidies and incentives Develop transparent subsidy mechanisms
Incentive are delivered through various linked to affordability levels, household
Framework programmes without a unified income and housing need while

affordability framework.

encouraging private-sector participation.

Monitoring and
Evaluation

No nationally standardized
affordability monitoring system
currently exists.

Institutionalize the Namibia Housing
Affordability Index (NHAI) as the national
affordability monitoring and policy
evaluation tool to guide housing policy,
subsidy allocation and program
performance.

11.4.3 Diagnosing Namibia's Housing Affordability Lockout

A key finding of this study is that Namibia's housing issue extends beyond just a shortage of units; it
is primarily an affordability problem. Chapter 6 showed that many formally employed households
cannot afford conventional housing under current market conditions. As a result, numerous
households are excluded from the formal housing sector despite having stable incomes and the
ability to make regular payments. This affordability barrier is a major structural obstacle to increasing
homeownership in Namibia. To evaluate this issue, the study uses a standard mortgage pre-
qualification model used by commercial banks, considering an annual interest rate of 10.5% and the
common rule that monthly housing costs should not exceed 33% of gross income. The model
calculates the maximum affordable monthly payment as 33% of gross income, then estimates the
corresponding maximum loan amount.
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The analysis examines two repayment options. The firstis the traditional 20-year mortgage common
among most commercial banks for residential loans. The second involves a 5-year repayment
period, reflecting recent policy debates favoring shorter loan terms, similar to those in motor vehicle
financing. Comparing these options helps assess how repayment durations influence household
borrowing capacity and homeownership opportunities. This method offers a realistic view of
Namibian households' purchasing power under standard lending conditions and shows the effects
of different mortgage structures. As shown later, shortening the repayment from 20 to 5 years does
not alter the rule that monthly repayments should not exceed one-third of household income.
However, it significantly limits the amount that can be borrowed because the loan must be repaid
more quickly. Many households that would qualify for a 20-year mortgage term would no longer
qualify for a 5-year term. Recognizing this relationship is vital because improving housing
affordability cannot simply rely on shorter repayment periods. Instead, broader access to
homeownership depends on longer-term financing, targeted subsidies, affordable serviced land,
infrastructure investments, innovative housing delivery options, and financing strategies that match
housing costs with household purchasing power. This analysis provides foundational data supporting
the proposed National Affordable Housing Policy and the recommended housing finance reformsin
this study.

Table 11.4 Indicative Housing Affordability by Monthly Income

Monthly Maximum Affordable Monthly Affordable Loan (5 Years) Affordable Loan (20 Years)

Income Repayment (33%)

N$5,000 N$1,650 N$77,000 N$165,000
N$10,000 |N$3,300 N$154,000 N$331,000
N$15,000 |N$4,950 N$230,000 N$496,000
N$20,000 |N$6,600 N$307,000 N$661,000

Table 11.4 illustrates the affordability constraints faced by Namibian households under conventional
mortgage lending. Assuming that monthly housing payments should not exceed 33% of gross
income, the analysis calculates the maximum affordable loan for both five-year and twenty-year
repayment periods. The findings show that borrowing capacity depends not only on income but also
on the repayment timeframe. For example, a household earning N$5,000 monthly can afford about
N$165,000 over twenty years, but only around N$77,000 over five years. Similarly, a N$10,000
income household qualifies for roughly N$331,000 overtwenty years and N$154,000 over five years.
Even households earning N$20,000 monthly, considered a high income in Namibia, would qualify
forapproximately N$661,000 overtwenty years and about N$307,000 over five years. These findings
reveal a basic truth about Namibia's housing market: most formally employed households are unable
to afford new houses, especially in urban areas where land, infrastructure, and construction costs
are high. As a result, despite having stable jobs and regular payments, many families are still
excluded from formal homeownership.

The comparison between five-year and twenty-year repayment options offers valuable insights.
While some proposals have occasionally aimed to cut mortgage repayment periods to five years,
similar to car loans, analysis shows that this would significantly limit household borrowing capacity.
A shorter repayment schedule doesn't lower housing costs but instead reduces how much
households can borrow, since the loan must be paid off in a much shorter time. Consequently, a
five-year mortgage would be out of reach for most lower- and middle-income families unless they
provided very large deposits or received significant government support. For prospective
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homebuyers, the table shows that the main barrier to homeownership isn't just their ability to afford
monthly payments, but their limited purchasing power to buy homes at current market prices. Many
households can easily handle smaller monthly repayments but struggle to qualify for larger loans
needed to buy a formal dwelling. This distinction is crucial because it redirects the policy
conversation from household behaviors to the structural issues affecting housing affordability.

For policymakers, the implications are equally important. The findings indicate that merely increasing
housing supply won't fix Namibia's housing challenge if the new homes are still unaffordable for the
target beneficiaries. Housing policies should therefore aim to both boost supply and enhance
affordability. Achieving lower housing costs involves coordinated efforts across the entire housing
value chain, such as providing affordable serviced land, government investment in bulk and internal
infrastructure, simplified planning and approval procedures, innovative construction techniques,
concessional financing, and targeted subsidy programs.

More importantly, the analysis strongly supports developing alternative housing delivery methods for
households that cannot access traditional mortgage finance immediately. Affordable housing
initiatives can lower costs through targeted subsidies and affordable delivery strategies. Social
housing offers professionally managed rental options for those not yet ready to buy a home. Rent-
to-own schemes provide a clear path from renting to ownership, allowing households to build equity
over time. Incremental housing lets families expand gradually based on their financial means, while
housing microfinance offers smallloans forrepairs and phased construction. Together, these models
acknowledge that different households need various pathways into secure housing. The affordability
analysis supports the main argument of this study: Namibia's housing challenge cannot be
addressed with only one housing delivery approach. Instead, a diverse housing system is needed,
incorporating various tenure choices, financing options, and policy measures designed for different
income levels. The upcoming sections explore these alternative housing sectors in detail, showing
how they can collectively improve access to affordable housing, complement traditional home
ownership, and bolster Namibia's housing market as a whole.

11.5. Developing the Social Housing Sector in Namibia

11.5.1 Introduction

A well-functioning housing market should offer a diverse range of housing options that reflect the
varied financial circumstances and life stages of households. While home ownership remains an
important long-term aspiration for many families, not all households are immediately able or willing
to purchase a home. Students, young professionals, newly employed workers, teachers, nurses,
police officers, seasonal employees, and many lower- and middle-income households often need
secure, affordable rental housing before transitioning to home ownership. Consequently, rental
housing should not be viewed as a temporary substitute for ownership but as an essential component
of a balanced and inclusive housing system. Social housing is a specialized segment of the housing
market that provides professionally managed, affordable rental housing to households that cannot
yet access conventional home ownership. Unlike traditional public housing, which is generally owned
and managed directly by Government, social housing is typically developed, owned, and managed
by regulated social housing institutions that operate on a financially sustainable basis and pursue
clearly defined social objectives. Government supports these institutions through policy, legislation,
capital subsidies, concessional finance, land allocation, and regulatory oversight, while tenants pay
affordable rents that contribute to the long-term operation and maintenance of the housing stock.
Social housing therefore combines social welfare objectives with sound asset management
principles, creating a sustainable rental sector that expands access to adequate housing while
preserving the financial viability of housing providers.
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11.5.2 Strengthening Namibia's Social Housing Policy Framework

This study's findings show that Namibia's housing policy has traditionally focused on promoting
homeownership through government programs and standard mortgage finance. While these efforts
are still relevant, they fall short in meeting the increasing need for affordable rental housing among
lower- and moderate-income groups who may not be ready for homeownership. Factors like rapid
urbanization, shifting household patterns, higher labour mobility, and rising housing costs have
elevated the demand for professionally managed, affordable rental options. As a result, social
housing remains one of Namibia's least developed sectors, despite its strong potential to enhance
affordability and broaden access to suitable urban housing.

The 2023 National Housing Policy acknowledges this gap by highlighting social rental housing as a
key method for delivering housing. It expands the definition of social housing to include both public
and private rental properties that are regulated and aimed at low- and middle-income households.
The policy also identifies local authorities, cooperatives, NGOs, and private social housing providers
as potential partners. It promotes increased involvement from institutional investors, such as pension
funds, in funding affordable rental housing and proposes creating a sector-specific regulatory
framework. However, while the policy offers strategic guidance, the National Housing Development
Act of 2000 does not explicitly establish a legislative framework for social housing. It lacks provisions
for social housing institutions, approved providers, affordable rental programs, long-term financing,
regulation, or tenant protections specific to the sector. Notably, the policy itself recognizes this
legislative gap and states that forminga regulatory board for social housing will require amendments
to the Act.

This study recommends that Namibia move forward with social housing by enhancing both the
National Housing Policy and its supporting legislation. A detailed implementation plan should include
accreditation standards for social housing providers, define institutional roles, outline financing
options, set eligibility and affordability criteria, and establish governance and performance
assessment systems. Furthermore, amendments to the National Housing Development Act, 2000,
should be considered to explicitly recognize social housing as a fundamental part of Namibia's
housing system and create a dedicated regulatory authority for the sector. Strengthening the legal
and institutional framework would provide clarity and confidence for the government, local
authorities, private developers, pension funds, insurance firms, development finance institutions, and
accredited social housing providers. This would promote long-term investment in professionally
managed, affordable rental housing while ensuring tenants are protected through clear regulations.
Ultimately, it would embed social housing as a permanent feature of Namibia's housing landscape
rather than a temporary welfare solution.

A strengthened social housing framework, alongside affordable housing, incremental housing, and
Rent-to-Own schemes, would become a key element of Namibia's diverse housing market. By
increasing affordable rental options for households not yet ready to buy homes, social housing can
reduce informal settlement pressures, promote labour mobility, support economic growth, and build
a more inclusive and financially viable national housing system that caters to various income groups
and housing stages. Consequently, Table 11.5 highlights the main elements of Namibia's National
Social Housing Policy Framework. Collectively, these elements establish the institutional, legal,
financial, and governance structures needed to make social housing a permanent part of Namibia's
housing delivery system and a vital component of the diversified housing market envisioned in this
study.
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Table 11.5: Proposed Framework for Strengthening Social Housing in Namibia

Component Proposed Intervention

Policy Operationalize the social housing provisions contained in the National Housing
Framework Policy (2023) through a comprehensive Social Housing Implementation Framework,
including detailed implementation guidelines and standards.

Legislative Amend the National Housing Development Act, 2000, where necessary, to provide
Framework explicit legal recognition of social housing, establish institutional responsibilities, and
provide for the regulation of social housing providers and programmes.

Lead Institution |National Housing Development Corporation (proposed) with a dedicated Social
Housing Division, supported by the Ministry responsible for housing and local

authorities.
Regulatory Establish a Social Housing Regulatory Authority or Regulatory Board (or a dedicated
Authority regulatory unit within the National Housing Development Corporation) responsible

for accreditation, compliance, governance and performance monitoring of social
housing providers.

Housing Accredited Social Housing Institutions, local authorities, housing cooperatives, non-

Providers governmental organisations, community-based organisations, private developers
and public-private partnerships.

Government Serviced land, bulk infrastructure, capital grants, concessional finance, tax

Support incentives, municipal support, operating subsidies (where justified), and technical
assistance for social housing providers.

Financing Government budget allocations, pension funds, insurance companies, development

Sources finance institutions, commercial banks, housing bonds, municipal finance, donor

funding and blended finance mechanisms.

Target Lower- and moderate-income households requiring affordable rental
Beneficiaries accommodation, including first-time urban households, key public-sector workers,
young professionals, students, elderly persons and households transitioning towards
homeownership.

Regulatory Accreditation requirements, rental affordability standards, governance requirements,
Standards financial sustainability standards, tenant protection measures, asset management
standards, maintenance obligations and transparent allocation criteria.

Monitoring and |National Social Housing Performance and Monitoring Framework with key
Evaluation performance indicators covering housing delivery, affordability, occupancy, financial
sustainability, tenant satisfaction and asset management.

11.5.3 Why Namibia Needs a National Social Housing Policy

This study highlights that Namibia's housing policy has traditionally focused on promoting
homeownership through government programs and traditional mortgage systems. Although these
efforts remain vital, they fall short in meeting the rising need for affordable rental housing among
lower- and moderate-income groups who are not yet capable of buying a home. As a result, social
housing is still underdeveloped in Namibia's housing sector, despite trends like increasing
urbanization, evolving household structures, and greater labour mobility. Establishing a dedicated
National Social Housing Policy would bridge this institutional gap by creating a clear framework for
planning, financing, regulation, development, and management of affordable rental units. Such a
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policy would clarify roles for the government, local authorities, private developers, pension funds,
financial institutions, and social housing providers. More crucially, it would embed social housing as
a permanent feature of Namibia's housing system rather than a temporary welfare measure.

International experience shows that successful social housing sectors are built on dedicated policy
frameworks, supported by enabling legislation, specialized regulatory institutions, sustainable
financing mechanisms, and long-term government commitment. Establishing a similar framework in
Namibia would diversify housing tenure options, expand access to affordable urban rental housing,
ease pressure on informal settlements, strengthen labour mobility, and create new opportunities for
institutional investment in professionally managed residential assets. Ultimately, a National Social
Housing Policy would complement the proposed National Affordable Housing Policy by ensuring that
households unable to purchase homes immediately still have access to secure, affordable, and
professionally managed housing. Together, these two policies would form essential pillars of a
diversified and inclusive National Housing Market Framework, capable of addressing the diverse
housing needs of Namibian households across income levels and stages of the housing lifecycle.

Table 11.6: Justification for a National Social Housing Policy in Namibia

Policy Gap Current Situation Proposed Policy Response

No national Social housing is often confused with | Establish a uniform national definition of

definition of social
housing

public housing, Government housing,
or affordable rental housing.

social housing and distinguish it from
public housing and private rental housing.

No dedicated
social housing
policy

Social housing initiatives are
implemented on an ad hoc basis
without a coordinated national
framework.

Develop a comprehensive National Social
Housing Policy to guide planning, delivery,
financing and regulation.

No enabling
legislation

There is no legislation governing the
establishment, regulation, and
management of social housing
institutions.

Enact a Social Housing Act that defines
governance, institutional responsibilities,
tenant rights, and regulatory oversight.

No specialized
implementing
institutions

No accredited social housing
institutions exist to develop and
manage affordable rental housing.

Establish or accredit Social Housing
Institutions (SHIs) responsible for owning,
developing, and managing social housing.

No regulatory
authority

There is no institution responsible for
regulating social housing providers or
monitoring compliance.

Establish a Social Housing Regulatory
Authority or create a dedicated Social
Housing Division within the National
Housing Development Corporation.

No coordinated
subsidy framework

Government housing subsidies focus
primarily on ownership programmes
rather than affordable rental housing.

Introduce transparent capital grants,
operating subsidies and rental support
mechanisms for qualifying social housing
developments.

Limited long-term
financing
mechanisms

Social housing projects lack access
to dedicated institutional finance

Develop financing mechanisms involving
pension funds, development finance
institutions, housing bonds, blended
finance and public-private partnerships.
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Limited private and

Investors face policy uncertainty

Create a predictable regulatory framework

institutional regarding affordable rental housing |with appropriate investment incentives to

investment attract institutional capital into social
housing.

No clear Eligibility criteria for affordable rental |Define target beneficiary groups based on

beneficiary housing are not standardized income, household composition,

framework employment status, and affordability

thresholds.

Define municipal responsibilities for land
allocation, infrastructure provision,
planning approvals and integration with
local housing strategies.

Limited municipal
participation

Local authorities play no clearly
defined role in social housing
development.

No asset Affordable rental housing is not Develop standards for property
management managed within a long-term management, maintenance, governance,
framework institutional asset management financial sustainability, and lifecycle asset

system. management.

There are no national indicators for
measuring the growth and
effectiveness of the social housing
sector.

Establish a National Social Housing
Monitoring Framework with indicators that
cover housing supply, occupancy,
affordability, financial sustainability, and
social impact.

No performance
monitoring
framework

Source: Proposed National Social Housing Policy Framework developed by the author.

11.5.4 How Social Housing Works in Practice

Social housing operates through a partnership among the government, specialized housing
institutions, financial institutions, and tenants. Unlike conventional public housing, the government
does not necessarily build, own, or manage every housing development. Instead, its primary role is
to establish the policy and regulatory framework, provide strategic support through land,
infrastructure, and targeted subsidies, and create an enabling environment for accredited social
housing providers to develop and manage affordable rental housing. In practice, the government or
local authorities identify well-located land and invest in essential bulk and internal infrastructure to
reduce development costs. Accredited Social Housing Institutions (SHIs), local authorities, private
developers, or housing associations then develop the housing units using a mix of government
grants, long-term loans, pension fund investments, commercial finance, development finance, and
other institutional capital. Once completed, the housing units remain owned by the social housing
provider and are rented to qualifying lower- and moderate-income households at rents below
prevailing market rates but sufficient to cover operating costs, maintenance, loan repayments, and
future asset replacement.

Tenants are selected based on clearly defined eligibility criteria tied to household income,
employment status, and housing need. Unlike public housing, where beneficiaries may eventually
receive ownership of the property, social housing is intended primarily to provide secure,
professionally managed rental accommodation. As household incomes improve, tenants may
transition to other housing options, such as affordable homeownership or rent-to-own schemes,
allowing new eligible households to benefit from the available rental stock.
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The government continues to regulate the sector through accreditation standards, rental policies,
governance requirements, tenant protection measures, and regular performance monitoring to
ensure that social housing providers remain financially sustainable while fulfiling their social
mandate. Rental income is reinvested in property management, maintenance, and future housing
developments, creating a self-sustaining system that can expand over time with reduced reliance on
direct government funding.

Table 11.7: Operational Model of the Proposed National Social Housing System

Stage

1. Government Policy
and Enabling
Environment

Institution / Activity

National Social Housing Policy;
Social Housing Act; serviced
land; infrastructure investment;
capital grants; regulatory
oversight

Purpose and Outcome

The government establishes the
policy, legal, and regulatory
framework, provides strategic support,
and creates an enabling environment
for social housing development.

2. Social Housing
Delivery Institutions

Accredited Social Housing
Institutions (SHIs), Local
Authorities, housing
associations, and approved
private providers

Accredited institutions plan, develop,
own, and professionally manage
affordable rental housing in
accordance with national standards.

3. Project
Development and
Financing

Construction financed through
Government support, pension
funds, commercial banks,
development finance institutions
(DFls), housing bonds and
blended finance

Long-term capital is mobilized to
finance the construction and
acquisition of social housing
developments while reducing reliance
on direct Government funding.

4. Affordable Rental
Housing

Completed social housing
developments

Professionally managed rental housing
is made available at affordable rentals
for qualifying households.

5. Beneficiary
Allocation

Eligible lower- and moderate-
income households

Housing units are allocated using
transparent eligibility criteria based on
income, housing need, and other
policy requirements.

6. Rental Payments

Affordable monthly rental
payments

Tenants pay affordable rentals that
contribute towards the long-term
financial sustainability of the housing
developments.

7. Asset Management
and Financial
Sustainability

Property maintenance, loan
repayment, asset renewal, and
ongoing management

Rental income is reinvested to
maintain the housing stock, service
debt, replace aging assets and finance
future developments, creating a
financially sustainable social housing
sector.

Source: Author's proposed National Social Housing Delivery Framework.

This operational model demonstrates that social housing is not a one-off government housing
program but a self-sustaining affordable rental housing system. The government's principal role is
to establish policy, provide strategic support, and create an enabling environment, while accredited
housing providers develop and manage the housing stock.
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Institutional investors and financial institutions provide long-term financing, tenants pay affordable
rents, and rental income supports maintenance, loan repayment, and future housing development.
This creates a continuous cycle in which housing assets are professionally managed and
progressively expanded, reducing long-term dependence on government budgets while increasing
the supply of affordable rental housing.

International experience shows that successful social housing sectors do not emerge by chance.
They result from deliberate public policy, supported by dedicated legislation, specialized institutions,
sustainable financing mechanisms, and long-term government commitment. While countries differ
in their housing systems and economic circumstances, they share the recognition that affordable
rental housing is an essential component of a balanced housing market and an important
complement to homeownership. Several countries have established mature social housing sectors
that offer useful lessons for Namibia.

Table 11.8: Selected International Social Housing Models

Country Institutional Framework  Key Features Lessons for Namibia
South Africa | Social Housing Act (2008) | Capital grants, accredited |Dedicated legislation,
and Social Housing social housing institutions, |regulatory oversight, and
Regulatory Authority and regulated affordable |[sustainable financing are
(SHRA) rentals essential.
Netherlands | Housing Associations Independent non-profit Professionally managed rental
housing associations own |housing can operate
and manage large rental |sustainably over the long term.
portfolios.
Austria Municipal and Limited- Long-term public Rental housing contributes to
(Vienna) Profit Housing investment and regulated |affordability, social inclusion,
Associations affordable rentals and high-quality urban
development.
Singapore Housing & Development |Public rental housing Rental housing can serve as a
Board (Rental integrated with broader transitional pathway towards
Programme) home ownership home ownership.
programmes

Although these countries differ in their institutional arrangements, financing models, and levels of
government involvement, several common principles emerge. First, social housing is recognized as
a permanent housing subsector rather than a temporary welfare program. Second, each country has
enacted dedicated legislation that clearly defines institutional responsibilities, governance standards,
and tenant protections. Third, specialized housing institutions are responsible for planning,
developing, owning, and managing social housing on a professional and financially sustainable
basis. Fourth, governments play an enabling role by providing serviced land, capital grants,
concessional finance, and regulatory oversight, while increasingly leveraging private and institutional
investment to expand the housing stock.

The international experience also shows that social housing contributes far more than providing
affordable rental accommodation. It promotes labour mobility, reduces pressure on informal
settlements, supports urban regeneration, improves residential densities in well-located areas, and
creates professionally managed housing assets that can generate stable, long-term rental income.
As a result, social housing has evolved into both a social development instrument and a recognized
institutional investment sector. For Namibia, these international experiences suggest that developing
a successful social housing sector will require more than building rental housing units. It will require
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a dedicated National Social Housing Policy, enabling legislation, specialized institutions, sustainable
financing mechanisms, and clear governance arrangements that can attract both public and private
investment. Adopting these principles would enable Namibia to establish a professionally managed,
affordable rental sector that complements homeownership while strengthening the country's broader
housing delivery system.

11.5.5 Justification for a well-established Social Housing Sector in Namibia

The evidence presented throughout this study demonstrates that Namibia's housing challenge
cannot be addressed through homeownership programs alone. Since Independence, the
government has made significant investments to expand access to homeownership through
initiatives such as the National Housing Enterprise (NHE), the Build Together Programme, and the
Mass Housing Programme (MHP). While these interventions have contributed to housing delivery,
they have largely been designed around owner-occupied housing financed through government
support or conventional mortgage lending. Consequently, affordable rental housing has remained
one of the least developed segments of Namibia's housing market. This imbalance has become
increasingly evident as Namibia has experienced rapid urbanization, sustained population growth,
changing household structures, and rising labour mobility. Urbanization has risen from about 43
percent in 2011 to nearly 50 percent today, placing growing pressure on housing demand in major
urban centers such as Windhoek, Walvis Bay, Swakopmund, Oshakati, Rundu, Ongwediva, and
Katima Mulilo. At the same time, the national housing backlog is estimated at 270 000 housing units,
while around 28 percent of urban households continue to live in informal settlements. These trends
indicate that demand for affordable urban accommodation continues to outpace the supply of both
owner-occupied and rental housing.

The affordability analysis in this study further shows that a substantial share of Namibia's formally
employed workforce remains excluded from conventional mortgage finance. Under prevailing
lending conditions, many households earning between N$5,000 and N$20,000 per month cannot
qualify for mortgage loans sufficient to purchase newly constructed formal housing. Although these
households often have stable employment and the capacity to pay reasonable monthly housing
costs, they frequently lack sufficient savings for deposits, fail affordability assessments, or cannot
finance homes at prevailing market prices. Consequently, many teachers, nurses, police officers,
civil servants, graduates entering the labour market, and private-sector employees remain
dependent on expensive private rentals, overcrowded accommodation, employer-provided housing,
or informal settlements despite their participation in the formal economy.

The absence of a structured social housing sector creates a significant gap in Namibia's housing
market. Many households do not need permanent government housing assistance, yetthey are not
financially ready for immediate homeownership. Social housing offers an intermediate housing
solution, providing secure, professionally managed, and affordable rental accommodation while
allowing households to strengthen their financial position before transitioning to affordable
homeownership or Rent-to-Own programs. In this respect, social housing should be viewed as an
essential stage within the broader housing continuum rather than as an alternative to
homeownership.

A well-developed social housing sector would also generate broader economic and social benefits.
Affordable rental housing improves labour mobility by enabling workers to relocate more easily to
employment centers without immediately assuming long-term mortgage obligations. It supports
economic productivity by providing stable housing for essential workers, including teachers,
healthcare professionals, police officers, and other public servants. It contributes to better urban
planning by increasing residential densities in well-located areas, reducing urban sprawl, and
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improving the use of existing municipal infrastructure. Most importantly, it reduces pressure on
informal settlements by providing an affordable formal housing alternative for households that would
otherwise be unable to access secure housing. From an investment perspective, social housing also
presents an attractive opportunity for institutional investors. Unlike once-off housing subsidies,
professionally managed rental housing generates predictable, long-term rental income backed by
tangible residential assets. These characteristics align with the long-term investment objectives of
pension funds, insurance companies, housing funds, development finance institutions, and other
providers of patient capital. With an appropriate policy and regulatory framework, social housing can
therefore become both a sustainable housing delivery mechanism and a recognized institutional
asset class.

For these reasons, Namibia should establish a dedicated National Social Housing Policy, supported
by enabling legislation, specialized institutions, sustainable financing mechanisms, and clear
regulatory oversight. Such a framework would diversify Namibia's housing market by introducing
affordable rental housing as a permanent tenure option alongside affordable homeownership, Rent-
to-Own housing, incremental housing, and conventional private housing. In doing so, it would
enhance housing accessibility, improve labour mobility, expand investment opportunities, and
significantly reduce the national housing backlog, thereby improving the overall performance of
Namibia's housing system. The establishment of a social housing sector should therefore be viewed
not as a substitute forhome ownership, but as a complementary housing pathway within a diversified
national housing market in which households can progressively transition from social housing to
Rent-to-Own schemes and ultimately to affordable home ownership as their financial circumstances
improve.

11.5.6 Financing Social Housing

The long-term sustainability of the social housing sector depends fundamentally on the availability
of appropriate financing mechanisms. Unlike conventional public housing, where the government
typically finances, constructs, owns, and maintains housing directly, modern social housing uses a
blended finance model that combines strategic public investment with long-term institutional and
private capital. This approach reduces the fiscal burden on government while creating a financially
sustainable rental housing sector capable of expanding over time. The government's primary role
should be to create an enabling environment rather than to finance the entire cost of housing
development. Public support should focus on reducing development costs by providing serviced
land, investing in bulk and internal infrastructure, offering capital grants, planning incentives, and tax
concessions, and, where appropriate, limited operating subsidies for qualifying projects. These
interventions reduce project risk, improve financial viability, and encourage greater participation by
private developers and institutional investors.

The remaining capital requirements should be financed through long-term investment from pension
funds, insurance companies, commercial banks, development finance institutions (DFIs), housing
bonds, infrastructure funds, and blended finance facilities. These institutions are naturally suited to
social housing because residential rental properties generate predictable, long-term cash flows that
align with institutional investors' long-term horizons. As shown in Chapter 12, Namibia has a
substantial domestic institutional capital base exceeding N$470 billion, including more than N$260
billion managed by pension funds. Mobilizing even a small share of this capital could significantly
expand the supply of affordable rental housing without placing excessive pressure on government
finances. Social housing developments should therefore be structured as professionally managed
investment assets rather than purely social expenditure programs. Rental income from tenants
provides a recurring revenue stream that supports operating costs, routine maintenance, property
management, insurance, municipal charges, and debt servicing. After meeting these obligations, any
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operating surplus can be reinvested in asset renewal, expansion of the housing portfolio, or
repayment of development finance. This revolving financing model enables social housing providers
to preserve the quality of the housing stock while progressively increasing housing supply.

International experience shows that successful social housing systems rely on diversified financing
rather than a single funding source. Government grants reduce upfront development costs;
institutional investors provide long-term debt or equity; commercial banks supply project finance;
development finance institutions offer concessional loans and guarantees; and rental income
supports ongoing operational sustainability. This diversified capital structure spreads financial risk,
improves investment attractiveness, and reduces dependence on annual government budget
allocations. For Namibia, financing mechanisms could include National Social Housing Funds,
housing bonds listed on the Namibia Securities Exchange (NSX), public-private partnerships,
pension fund investment platforms, blended finance facilities, infrastructure grants, concessional DFI
lending, and institutional housing investment vehicles. Mortgage securitization and collective
investment schemes could also provide additional avenues for mobilizing long-term domestic
savings into affordable rental housing. Social housing should not be viewed solely as a social welfare
program but as a productive socio-economic investment. Beyond providing affordable
accommodation, investment in social housing stimulates employment in construction and property
management, increases demand for building materials, supports urban regeneration, improves
labour mobility, strengthens municipal revenue through rates and service charges, and contributes
to broader economic growth. At the sametime, institutional investors benefit from long-term, inflation-
linked rental income supported by tangible real estate assets.

The proposed financing model therefore transforms social housing from a recurring government
expenditure program into a professionally managed, financially sustainable housing subsector
capable of attracting patient capital. By combining strategic public investment with institutional
finance and predictable rental income, Namibia can establish a social housing sector that expands
progressively while maintaining sound financial management, protecting public resources, and
improving access to affordable rental housing for lower- and moderate-income households.

Table 11.9: Proposed Financing Structure for Social Housing in Namibia

Funding Source Primary Role

Government Serviced land, infrastructure, capital grants, policy incentives, and
targeted operating support

Local Authorities Land allocation, municipal infrastructure, planning approvals, and
service connections

Pension Funds Long-term debt and equity investment in social housing portfolios

Insurance Companies Long-term investment capital and risk management products

Commercial Banks Construction finance and long-term project lending

Development Finance Concessional loans, guarantees, technical assistance, and blended

Institutions finance

Housing Bonds Mobilize capital market funding for large-scale social housing

developments.

Public-Private Partnerships [ Combine public support with private sector development expertise and
(PPPs) investment.

Rental Income Finance operating costs, maintenance, debt servicing, asset renewal,
and future expansion
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11.5.7 Conclusion

Developing a dedicated social housing sector is one of the most significant opportunities to
strengthen Namibia's housing system. It fills an important gap between informal housing and
homeownership, expands access to affordable urban housing, improves labor mobility, and supports
more inclusive urban development. More importantly, it recognizes that not every household should
be expected to buy a home immediately. A mature housing market should offer a range of tenure
options that reflect the diverse financial circumstances and housing needs of its population.
Establishing a National Social Housing Policy, supported by dedicated legislation, specialized
institutions, sustainable financing mechanisms, and appropriate regulatory oversight, would lay the
foundation for a professionally managed affordable rental sector. Such a framework would diversify
Namibia's housing market, attract long-term institutional investment, and significantly advance the
goal of a more resilient, inclusive, and financially sustainable national housing delivery system.

11.6. Developing the Rent-to-Own Housing Sector
11.6.1 Introduction

One of the most significant barriers to homeownership in Namibia is the inability of households to
meet the initial requirements to qualify for a mortgage. Many households have stable employment
and sufficient income to make regular monthly housing payments yet remain excluded from
conventional mortgage finance because they lack adequate savings for a deposit, have limited credit
histories, do not immediately pass affordability assessments, or work in occupations whose income
patterns do not align with traditional lending criteria. Consequently, a substantial proportion of
Namibia's workforce falls into what may be described as the "missing middle," households that are
neither poor enough to qualify for subsidized housing nor financially strong enough to access
conventional homeownership. Rent-to-Own (RTO) housing provides an innovative solution to this
challenge by creating a structured pathway from renting to homeownership. Rather than requiring
households to purchase a home immediately, the model allows them to occupy a dwelling as tenants
while gradually building financial capacity and accumulating equity toward future ownership. In this
way, Rent-to-Own combines the flexibility of rental housing with the long-term objective of
homeownership, making it an important component of a diversified housing market.

11.6.2 Understanding the Rent-to-Own Model

Under a Rent-to-Own arrangement, a household enters into a long-term occupancy agreement that
combines a rental contract with a future purchase option. During the agreed rental period, the tenant
pays monthly rent, and a predetermined portion of each payment is credited toward the eventual
purchase of the property. At the end of the agreed period, the accumulated equity can be applied to
the purchase price or serve as the deposit required for mortgage financing. Unlike conventional
rental housing, tenants build ownership interest over time while continuing to occupy the property.
The model provides households with an opportunity to establish savings, improve creditworthiness,
demonstrate repayment discipline, and prepare for long-term homeownership without requiring a
large upfront financial commitment.
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Table 11.10: Typical Rent-to-Own Process

Stage Activity

1 The household occupies the property as a tenant under a Rent-to-Own agreement.
2 Monthly rental payments are made throughout the agreed occupancy period.
3 An agreed proportion of each rental paymentis accumulated as equity or credited towards the

future purchase price.

4 The household improves its savings record, credit profile, and mortgage eligibility during the
rental period.

5 At the end of the agreed term, the household purchases the property using accumulated equity
as part of the required deposit or purchase price.

This approach reduces the immediate financial barriers to homeownership while providing
developers and financiers with predictable rental income during the transition period.

11.6.3 International Experience

International experience shows that Rent-to-Own housing has become an increasingly important
policy instrument for expanding access to homeownership among households that are financially
capable of making regular housing payments but cannot meet conventional mortgage lending
requirements. While early Rent-to-Own models were largely developed in North America, Europe,
and Asia, several African countries have recently adopted similar approaches in response to rapid
urbanization, limited mortgage penetration, and growing affordability challenges. Kenya, Rwanda,
and Nigeria offer particularly relevant examples for Namibia because they face many of the same
structural housing constraints, including housing shortages, affordability pressures, limited access
to mortgages, and rapidly expanding urban populations. Rather than relying solely on conventional
mortgage finance, these countries have introduced tenant purchase and Rent-to-Own programs that
allow households to occupy homes immediately while gradually building equity through monthly
payments. In each case, the government has played a facilitating role by establishing enabling policy
frameworks, supporting housing finance institutions, mobilizing public-private partnerships, and
creating mechanisms that reduce the financial barriers to homeownership.

Although program structures vary across countries, several common principles emerge. First, Rent-
to-Own is recognized as a transitional housing tenure that bridges affordable rental housing and
conventional homeownership. Second, governments create enabling legal and institutional
frameworks and leverage private developers, financial institutions and institutional investors to
finance housing developments. Third, tenants are given sufficient time to accumulate savings,
demonstrate repayment discipline and improve their creditworthiness before assuming long-term
ownership. Finally, programs are supported by transparent contractual arrangements governing
rental payments, equity accumulation, purchase options and ownership transfer, thereby protecting
both tenants and investors.

For Namibia, the African experience is particularly instructive because it shows that Rent-to-Own is
not merely a theoretical concept but a practical housing solution that can succeed in emerging
housing markets. These experiences suggest that Namibia should establish a dedicated National
Rent-to-Own Housing Policy, supported by enabling legislation, standardized contracts, consumer
protection measures, sustainable financing mechanisms, and institutional oversight. Such a
framework would create a structured pathway to homeownership for thousands of households
currently excluded from conventional mortgage finance while complementing the proposed
affordable housing and social housing sectors.
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Table 11.11: Selected International and African Rent-to-Own Housing Models

Country

Programme /
Institutional
Framework

Key Features

Lessons for Namibia

Kenya National Housing Long-term tenant purchase Tenant purchase schemes
Corporation (Tenant |arrangements allowing occupants |provide a practical pathway to
Purchase Scheme) |to acquire ownership through home ownership for
monthly installments are households unable to access
increasingly linked to broader conventional mortgages.
affordable housing initiatives.
Rwanda [Rwanda Housing Affordable rental housing where Rent-to-Own can support low-
Authority (RHA) tenants pay monthly rent together |income workers while reducing
Affordable Rent-to- |with an equity contribution that the need for large upfront
Own Programme accumulates towards eventual deposits.
ownership.
Nigeria Federal Mortgage |Public-private partnership model |Government-backed financing
Bank of Nigeria that allows beneficiaries to occupy |institutions can successfully
(FMBN) Rent-to- houses immediately while repaying | support Rent-to-Own
Own Scheme over time, without conventional programmes for first-time
mortgage requirements. homeowners.
Malaysia [PR1MA Rent-to- Government-supported affordable |Government support can
Own Scheme housing with a purchase option successfully bridge households
after a defined rental period. to home ownership.
United Rent-to-Buy Discounted rental period followed |Rental housing can provide a
Kingdom |Programme by an option to purchase. structured transition to
sustainable homeownership.
United Lease-Purchase Private-sector arrangements Flexible contractual
States and Lease-Option |allowing tenants to purchase after |arrangements improve access
Programmes an agreed rental period. for households with limited
savings or imperfect credit
histories.

11.6.4 Why Rent-to-Own is Particularly Suitable for Namibia

The affordability analysis in this study shows that many Namibian households face affordability
constraints primarily at the point of entry into the housing market, rather than throughout the life of a
mortgage. Deposit requirements, transfer costs, legal fees, credit history requirements, and
affordability assessments frequently prevent otherwise financially responsible households from
purchasing homes. Rent-to-Own directly addresses these barriers by replacing the immediate
deposit requirement with a gradual equity accumulation process. Rather than saving while paying
market rent, households build ownership equity through their monthly housing payments. This
significantly lowers the threshold for entering the formal housing market and creates a realistic
pathway toward mortgage qualification. The model is particularly suitable for:

o first-time homebuyers;

e young professionals entering the labour market;

o teachers, nurses, police officers, and other public servants;
e households with stable but moderate incomes;

e newly employed graduates;

e households requiring time to establish credit histories; and
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e households transitioning from affordable rental or informal housing into formal home
ownership.

Rent-to-Ownalso supports labour mobility because households are not immediately locked into long-
term mortgage commitments while still benefiting from housing stability and gradual asset
accumulation. From a broader policy perspective, the model contributes to several national
objectives, including expanding homeownership, reducing informal settlements, improving financial
inclusion, strengthening household wealth creation, and increasing participation in the formal
housing market.

11.6.5 Financing the Rent-to-Own Sector

The success of Rent-to-Own programs depends on the availability of long-term institutional finance
that can support extended occupancy periods before ownership transfers. Consequently, Rent-to-
Own should be viewed as an investment product as much as a housing program. The government's
role should focus on creating an enabling environment through serviced land, infrastructure
investment, policy support, and targeted guarantees, while financing is mobilized from commercial
banks, pension funds, insurance companies, development finance institutions, and capital markets.
Potential financing instruments include:

e dedicated Rent-to-Own Housing Funds;

e pension-backed housing investment vehicles;
e housing bonds;

e mortgage-backed securities;

e public-private partnerships;

e blended finance structures; and

e institutional rental housing funds.

Developers benefit from predictable rental income during occupancy, while institutional investors
receive stable long-term cash flows backed by underlying residential assets. At the same time,
households gradually accumulate equity, improving their ability to transition to conventional
mortgage finance.

11.6.6 Proposed National Rent-to-Own Framework

The successful implementation of a national Rent-to-Own housing sector requires more than
individual projects or private contractual arrangements. It requires a comprehensive legal,
institutional, and financial framework that clearly defines how Rent-to-Own programs should be
structured, financed, regulated, and monitored. Without such a framework, program implementation
is likely to be fragmented, contractual arrangements inconsistent, and investor confidence limited,
thereby reducing the sector's ability to operate at scale. A dedicated National Rent-to-Own Housing
Policy should therefore establish a uniform framework that governs eligibility criteria, financing
arrangements, equity accumulation mechanisms, ownership transfer procedures, consumer
protection, institutional responsibilities, and program monitoring. The policy should also define the
respective roles of Government, local authorities, developers, financial institutions, pension funds,
insurance companies, and other institutional investors to ensure that Rent-to-Own developments are
financially sustainable, legally secure, and capable of expanding nationally.
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Importantly, the framework should recognize Rent-to-Own as both a housing delivery model and a
housing finance instrument. The government's role should be to create an enabling environment
through policy, legislation, serviced land, infrastructure support, and, where appropriate, targeted
incentives or guarantees. Private developers and institutional investors should provide the long-term
capital required to develop and manage housing projects. Standardized contracts, transparent equity
calculations, and clearly defined ownership transfer procedures are essential to protect tenants and
investors and to promote confidence in the program. Accordingly, Table 11.12 outlines the principal
components of a National Rent-to-Own Framework for Namibia. Collectively, these components
provide the institutional, legal, financial, and governance architecture necessary to establish Rent-
to-Own housing as a permanent component of Namibia's diversified housing market and as an
important pathway from affordable rental accommodation to sustainable homeownership.

Table 11.12: Proposed National Rent-to-Own Framework

Component Proposed Intervention

National Policy National Rent-to-Own Housing Policy

Legislation Rent-to-Own Housing Act or dedicated provisions within housing legislation

Lead Institution National Housing Development Corporation

Delivery Partners |Private developers, municipalities, pension funds, commercial banks, and
insurance companies

Financing Housing bonds, institutional investment funds, pension-backed finance, and
blended finance

Target First-time buyers and moderate-income households are unable to qualify

Beneficiaries immediately for mortgage finance.

Consumer Standardized contracts, disclosure requirements, dispute resolution

Protection mechanisms, and transparent equity calculations

Monitoring National Rent-to-Own Performance Framework

The policy should establish clear eligibility criteria, rental and purchase arrangements, equity
accumulation rules, financing structures, ownership transfer procedures, consumer protection
measures, and institutional responsibilities to ensure transparency and long-term sustainability.

11.6.7 Strengthening Namibia's Rent-to-Own Housing Policy Framework

This study's affordability analysis reveals that many Namibian households are excluded from
traditional homeownership not due to their inability to cover monthly payments, but because they
cannot satisfy initial mortgage requirements. Elements such as deposit demands, limited savings,
transaction costs, lack of credit histories, and affordability assessments prevent many financially
capable households from accessing the formal housing market. Consequently, a large portion of
lower- and middle-income families remain in rental housing or informal settlements, despite having
the potential to become homeowners in the future.

The 2023 revised National Housing Policy identifies Rent-to-Own housing as an innovative approach
to broaden access to homeownership by providing households with a structured transition from
renting to ownership. In this system, tenants occupy a property under a long-term lease, with part of
their monthly rent contributing toward eventually buying the home. This arrangement enables
households to save money, build equity, improve credit, and prepare for long-term homeownership
without needing immediate mortgage approval. The policy sets a strategic direction to address major
housing affordability challenges in Namibia. However, despite recognizing Rent-to-Own, the National
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Housing Development Act, 2000, does not explicitly establish a legal framework for its
implementation. It remains largely silent on lease-purchase agreements, transfer procedures,
institutional roles, financing options, and consumer protections related to Rent-to-Own. As a result,
while the policy provides strategic guidance, the absence of supporting legislation could lead to
uncertainties regarding program governance, contracts, and the legal rights and responsibilities of
households, developers, financial institutions, and investors.

This study advises Namibia to adopt Rent-to-Own housing by improving the existing National
Housing Policy and legal framework. Clear guidelines should outline eligibility criteria, standard
lease-purchase agreements, equity-building mechanisms, financing options, transfer procedures,
consumer protections, roles of institutions, and program oversight. Amendments to the National
Housing Development Act, 2000, may be necessary to explicitly establish Rent-to-Own as a
recognized housing option, ensuring legal clarity and security for developers, financial institutions,
and participating households. Enhancing the legal and institutional framework would position Rent-
to-Own as a practical alternative between renting and mortgage-based ownership. It would
particularly benefit first-time buyers, young professionals, teachers, nurses, police officers, civil
servants, and other households with stable incomes who need more time to save for a mortgage. By
enabling households to build equity while renting, Rent-to-Own can promote financial inclusion,
expand access to homeownership, support household asset growth, and reduce long-term rental
dependence, all without compromising prudent lending standards.

In addition to affordable, social, and incremental housing, an improved Rent-to-Own model would
play a crucial role in Namibia's varied housing landscape. Rather than functioning as an isolated
initiative, Rent-to-Own would complement other housing approaches, providing households with a
gradual pathway to sustainable homeownership. This comprehensive approach aligns with
international best practices and aims to create a resilient, inclusive, and financially viable national
housing system that addresses the diverse needs of Namibians.

Table 11.13: Proposed Framework for Strengthening Rent-to-Own Housing in Namibia

Component Current Position Proposed Strengthening Measures

Policy The National Housing Policy (2023) [Develop a comprehensive Rent-to-Own

Framework recognises Rent-to-Own housing as |Housing Implementation Framework to
an innovative housing delivery operationalise the policy through detailed
mechanism capable of expanding |implementation guidelines, programme
access to homeownership. standards and delivery mechanisms.

Legislative The National Housing Development |Consider targeted amendments to the

Framework Act, 2000 does not expressly National Housing Development Act, 2000 to
provide for Rent-to-Own housing, provide legal recognition of Rent-to-Own
lease-purchase arrangements or housing and establish a legislative framework
ownership transfer mechanisms. for implementation.

Institutional No institution currently has an Designate the proposed National Housing

Responsibility explicit statutory mandate to Development Corporation as the lead
coordinate or regulate Rent-to-Own |institution, working with local authorities,
housing programmes. developers, financial institutions and pension

funds.
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Programme No nationally standardised eligibility |Develop uniform eligibility criteria based on

Eligibility criteria currently exist. household income, affordability, employment
stability, first-time homeownership status and
housing need.

Financing No dedicated financing framework |Develop financing mechanisms involving

Framework currently exists for large-scale Rent-|commercial banks, pension funds,

to-Own developments.

development finance institutions, housing
funds, housing bonds, blended finance and
public-private partnerships.

Developer and
Investor
Participation

Private-sector participation remains
limited because of uncertainty
regarding programme structure,
legal arrangements and financial
viability.

Establish clear implementation guidelines,
investment incentives, risk-sharing
arrangements and standard programme
structures to encourage long-term
investment.

Lease-Purchase

No nationally standardised lease-

Develop standardised lease-purchase

Framework purchase agreements or programme | contracts specifying rental obligations,
guidelines currently exist. purchase options, default provisions, dispute
resolution and ownership transfer procedures.
Equity There are no nationally recognised |Establish transparent equity accumulation
Accumulation rules governing how rental formulas specifying the proportion of rental
Mechanism payments contribute towards future |payments credited towards the purchase
ownership. price and the conditions under which equity is
earned.
Ownership No standard legal procedures Develop nationally standardised procedures
Transfer currently govern the transition from |covering property valuation, purchase
Procedures tenant to homeowner. options, title transfer, mortgage conversion
and settlement arrangements.
Consumer Existing legislation does not Introduce consumer protection measures
Protection specifically protect participants in covering disclosure requirements, contract
Rent-to-Own housing arrangements. | transparency, dispute resolution mechanisms,
cancellation rights and fair treatment of
participants.
Risk Programme risks remain largely Develop risk-sharing arrangements involving
Management unallocated between developers, government support where appropriate,

financiers and participating
households.

guarantees, insurance products, credit
enhancement mechanisms and institutional
investment structures.

Monitoring and
Evaluation

No national monitoring framework
currently exists for Rent-to-Own
housing.

Establish a National Rent-to-Own
Performance and Monitoring Framework
covering occupancy rates, ownership
conversion rates, affordability, repayment
performance, financial sustainability and
social outcomes.

Source: Adapted by the author from the National Housing Policy (2023) and proposed Rent -
to-Own Housing Implementation Framework.
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Table 11.13 outlines a suggested framework to enhance the implementation of Rent-to-Ownhousing
in Namibia. It shows that although the National Housing Policy (2023) regards Rent-to-Own as an
innovative route to homeownership, the National Housing Development Act, 2000, does not yet
include specific legislation to support this model. The table highlights the crucial institutional, legal,
financial, and regulatory steps needed to make Rent-to-Own a formal part of Namibia's housing
system. These steps include legislative updates, defining institutional roles, standardizing lease-
purchase agreements, creating dedicated financing options, introducing consumer protection,
establishing risk-sharing arrangements, and developing a national monitoring system. Together,
these measures would offer greater certainty for households, developers, financial institutions, and
investors, while establishing a clear and sustainable path from renting to owning a home.

11.6.8 Conclusion

Rent-to-Own housing fills a critical gap in Namibia's housing market by providing a structured
pathway from affordable rental housing to conventional homeownership. It recognizes that many
households are excluded from mortgage finance not because they lack the ability to make regular
housing payments, but because they cannot overcome the initial barriers to mortgage qualification.
By allowing households to gradually build equity while demonstrating repayment discipline, Rent-to-
Own expands access to homeownership without compromising prudent lending standards. At the
same time, it offers attractive long-term investment opportunities for developers, pension funds,
insurance companies, commercial banks, and other institutional investors seeking stable, asset-
backed returns.

Establishing a National Rent-to-Own Housing Policy, supported by enabling legislation, institutional
oversight, and sustainable financing mechanisms, would provide Namibia with a practical, financially
responsible pathway to expand homeownership, improve housing affordability, and strengthen the
country's integrated housing delivery system. Within the broader housing ecosystem proposed in
this study, Rent-to-Own should serve as the strategic bridge enabling households to move from
rental accommodation to secure, sustainable homeownership.

11.7. Developing the Incremental Housing Sector

Introduction

Incremental housing offers an effective and affordable solution to Namibia's housing deficit,
particularly for low-income families and those living in informal settlements. Unlike traditional
approaches that require purchasing or constructing a complete home immediately, this method
allows families to secure tenure and gradually improve their homes as their finances permit. It reflects
the economic realities of many Namibian households, which often have income sufficient for
incremental investments rather than full-scale building. Internationally, numerous developing
countries have embraced incremental housing as a key policy, expanding access to housing while
avoiding the high initial costs of fully completed homes. Countries such as Chile, Peru, Colombia,
Brazil, Mexico, and South Africa have adopted this model by providing serviced land, basic housing
units, scalable construction standards, and supportive financing. These examples demonstrate that
with secure land rights, essential infrastructure, and appropriate financing, families can enhance their
housing over time.

In Namibia, incremental housing offers a practical approach to upgrading informal settlements and
boosting homeownership. Rather than viewing informal settlements as urban failures, they can be
transformed into expanding communities where families transition from informal shelters to
permanent residences through targeted investments and the assurance of secure property rights.
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11.7.1 Serviced Land as the Foundation of Incremental Housing

Access to serviced land is essential for successful incremental housing. Before households can
construct permanent homes, they require secure land with key infrastructure like roads, water,
sanitation, electricity, storm-water management, and clear tenure arrangements. Serviced land
provides legal security, encourages private investment, and increases collateral value, aiding future
housing finance. Without it, families tend to settle in informal areas where lack of infrastructure
increases costs and makes upgrades more difficult. International case studies demonstrate that
providing serviced land is a cost-effective way for governments to expand housing options. Instead
of waiting for full house construction, governments can offer serviced plots, allowing families to begin
building within their means. Programs like Botswana’s SHHA and South Africa’s site-and-services
have shown that supplying serviced land enables thousands to improve their homes gradually while
reducing government expenditure. Similarly, site-and-services initiatives in Zambia, Tanzania, and
Kenya reveal that basic infrastructure and secure tenure stimulate considerable private investment
in housing.

Namibia should make expanding the supply of serviced land a top national priority. Local authorities
must move beyond waiting for fully developed, serviced housing projects before allocating land.
Instead, they should accelerate township development, build necessary bulk infrastructure, and
provide serviced plots. When households have secure tenure over these plots, they can invest
gradually in housing, access more financing, and ultimately achieve formal home ownership.
Therefore, serviced land serves not only as infrastructure but also as the basis for a diverse and
inclusive housing market.

11.7.2 Incremental Housing Construction

Incremental housing construction lets families gradually build their homes accordingto their finances,
instead of needing a finished house immediately. It often begins with a serviced plot and a simple
core of one or two rooms and expands over time to include more bedrooms, kitchens, bathrooms,
and improved finishes. This staged approach aligns housing costs with income growth, making
homeownership more accessible by reducing financial barriers. It keeps households actively
involved in the building process, allowing them to control the pace based on their resources while
maintaining ownership. In many countries, incremental housing has effectively transformed informal
settlements into stable neighborhoods through continuous improvements in housing quality and
infrastructure. Examples include Chile's "half-a-house" program by Elemental, where the
government supports a strong core unit for families to develop gradually, and Peru's various
initiatives enabling families to enhance their homes over years.

Incremental construction provides significant economic benefits beyond merely supplying housing.
As it involves continuous building efforts instead of single large projects, it sustains steady demand
for local contractors, artisans, brick producers, hardware stores, and transportation services. This
stimulates local economic activity, creates jobs, and supports the growth of small and medium-sized
businesses in the construction sector. For Namibia, promoting incremental housing can help address
the housing shortage, boost homeownership, and promote local economic development at the same
time.

11.7.3 Micro-Housing Finance

In incremental housing, a main obstacle is obtaining appropriate financing. Conventional mortgage
options typically fund complete homes and demand formal employment, stable income, substantial
deposits, and registered titles. These stringent requirements often exclude many Namibian
households, especially those in the informal sector, self-employed entrepreneurs, casual workers,
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and low-income earners who are capable of gradual home investment. Micro-housing finance
addresses this issue by offering small, short- to medium-term loans tailored for incremental
development. Instead of financing entire homes, these loans support specific construction phases
like land servicing, foundations, walls, roofing, sanitation, room extensions, or electrical work.
Repayments are aligned with household cash flows rather than standard mortgage criteria, making
funding more accessible to households with irregular or seasonal incomes.

Successful cases appear in Peru (MiBanco), Mexico (Patrimonio Hoy by CEMEX), and numerous
Asian microfinance institutions, where step-by-step housing finance has enabled millions to
gradually improve their homes without relying on traditional mortgage products. In Namibia, micro-
housing finance could enhance existing housing systems by supporting incremental construction,
upgrading informal settlements, and home renovations. These financial products could be provided
by microfinance institutions, credit cooperatives, development finance agencies, or specialized
housing finance organizations, all operating within an appropriate regulatory framework.

11.7.4 Pension-Backed Incremental Housing Loans

This study presents the Pension-Backed Incremental Housing Loan (PBIHL), an enhancement to
Namibia's existing pension-backed housing finance system. Unlike the current approach, which
primarily supports fully completed homes, PBIHL enables pension fund members to finance their
home's incremental construction or upgrades. Many members already own, or can acquire, serviced
land, and this model allows them to use part of their retirement savings as collateral for funding
various housing development stages. These include land purchase, building core units, adding
rooms, roofing, sanitation, water and electricity connections, boundary walls, and other permanent
improvements. Instead of a single large loan, households can access funds in phases corresponding
to construction milestones, making financing more affordable and reducing credit risk.

The PBIHL offers several important advantages for Namibia's housing sector. It significantly
enhances access to formal housing finance without the need for immediate qualification for standard
mortgages. The scheme also promotes the productive use of pension savings, accelerates
upgrading informal settlements, and increases homeownership rates among employed workers.
Moreover, by supporting phased housing development, the facility reduces the burden on traditional
mortgage lenders and creates a sustainable financing approach that grows with household incomes.
When paired with serviced land and micro-housing loans, Pension-Backed Incremental Housing
Loans could serve as a powerful tool to decrease Namibia's housing backlog through incremental
homeownership.

11.7.5 Strengthening Namibia's Incremental Housing Legislative Framework

Namibia's housing policy and laws already incorporate incremental housing. The 2000 National
Housing Development Act recognizes the importance of low-cost housing constructed in phases and
endorses self-help techniques. The revised National Housing Policy also emphasizes an incremental
approach as a core principle to enhance access for lower-income groups. Nonetheless, despite
policy backing, Namibia's incremental housing framework remains largely theoretical and has yet to
evolve into a comprehensive implementation plan. Existing legislation provides broad guidance but
lacks specific details on planning standards, building regulations, financing mechanisms, institutional
responsibilities, monitoring processes, and dedicated housing finance products essential for large-
scale implementation. As a result, incremental housing continues to be executed through separate
programs rather than through a unified national system.
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This study advocates for Namibia to move beyond merely recognizing incremental housing policies
and to establish a comprehensive national implementation framework. Thisframework should clearly
outline standards for providing serviced land, encouraging progressive construction, simplifying
building approval procedures, and enabling micro-housing finance, such as Pension-Backed
Incremental Housing Loans. It should also specify institutional roles for coordination and oversight.
Embedding incremental housing into the national housing system offers Namibia a sustainable
pathway to upgrade informal settlements, boost homeownership, and address the housing backlog,
all while optimizing limited public resources.

Table 11.14: Proposed Framework for Strengthening Incremental Housing in Namibia

Component Current Position Proposed Strengthening Measures

Policy The National Housing Policy (2023) Develop a comprehensive Incremental

Framework recognizes incremental housing as an [Housing Implementation Framework to
important housing delivery approach |operationalize the policy through detailed
for expanding access to affordable implementation guidelines, delivery
housing. standards and program management

arrangements.
Legislative The National Housing Development |Consider targeted amendments to the
Framework Act, 2000 recognizes low-cost housing | National Housing Development Act, 2000

constructed in stages and self-help
housing but does not establish a
comprehensive legislative framework
for incremental housing.

to provide explicit recognition of
incremental housing, clarify institutional
responsibilities and strengthen
implementation arrangements.

Serviced Land
Delivery

Serviced land delivery remains
constrained by limited municipal
capacity, infrastructure shortages and
lengthy township establishment
processes.

Prioritize the accelerated delivery of
serviced land through coordinated national
and local government programs supported
by bulk infrastructure investment.

Planning and

Existing planning and building

Introduce simplified planning approvals

Building approval systems are primarily and progressive building standards that

Standards designed for completed housing support phased housing construction while
developments rather than progressive | maintaining minimum health, safety and
construction. environmental requirements.

Incremental Limited financing options exist for Develop specialized incremental housing

Housing Finance

households constructing homes
progressively. Conventional mortgages
are generally unsuitable for phased
construction.

finance products, including micro-housing
finance, staged construction loans and
flexible repayment structures aligned with
household income growth.

Pension-Backed
Incremental
Housing Loans

Existing pension-backed housing
finance focuses primarily on
completed housing and conventional
mortgages.

Expand the Pension-Backed Housing
Loan Scheme to include Pension-Backed
Incremental Housing Loans (PBIHLs) for
serviced land acquisition, core housing
units and progressive home
improvements.

Institutional
Coordination

Responsibilities for land servicing,
planning, infrastructure and housing

Clearly define the roles of central
government, local authorities, the
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finance are fragmented across multiple
institutions.

proposed National Housing Development
Corporation, financial institutions and
community organisations within the
incremental housing delivery system.

Community
Participation

Community participation occurs
through isolated self-help initiatives
without a nationally coordinated
framework.

Promote community-driven housing
programmes, savings groups, housing
cooperatives and technical support
services to strengthen self-help housing
initiatives.

Private Sector
Participation

Private developers have limited
incentives to participate in incremental
housing developments.

Introduce development incentives, public-
private partnerships and serviced land
programmes to encourage private-sector
participation in incremental housing
projects.

Monitoring and
Evaluation

No national framework currently exists
for measuring the performance of
incremental housing programmes.

Establish a National Incremental Housing
Performance Framework with indicators
covering serviced land delivery, housing

completion rates, infrastructure provision,
affordability, tenure security and informal
settlement upgrading outcomes.

Table 11.14 outlines a proposed framework to enhance the implementation of incremental housing
in Namibia. While the National Housing Policy (2023) regards incremental housing as a key method
of delivery and the National Housing Development Act, 2000, recognizes dwellings built in stages,
neither offers a detailed plan for large-scale deployment. The table highlights essential policy,
legislative, institutional, financial, and regulatory actions needed to embed incremental housing as a
lasting element of Namibia's housing system. These actions include improving serviced land
provision, adopting progressive planning and building standards, expanding financing options and
Pension-Backed Incremental Housing Loans, boosting institutional coordination, and creating a
national performance monitoring framework. Together, these measures would facilitate the gradual
upgrading of informal settlements, increase access to secure homeownership, and play a vital role
in reducing Namibia's housing gap by fostering a more inclusive and sustainable housing system.

11.8. Developing the Rental Housing Sector

Introduction

While homeownership remains a key goal for many Namibians, it should not be considered the sole
aim of national housing policy. An effective housing market needs a balanced range of tenure
options, such as owner-occupied homes, social housing, Rent-to-Own schemes, incremental
housing, and rental accommodations. Rental housing is vital for households that are unable,
unwilling, or not yet ready to buy, offering flexibility, supporting labor mobility, adapting to changing
household needs, and allowing access to housing without the long-term financial burden of
ownership. Globally, rental housing is viewed as an essential part of a diverse market because it
promotes economic growth by enabling workers to relocate easily. It also caters to students, young
professionals, new households, temporary workers, migrant laborers, and savers aiming for
homeownership. In countries like Germany, Switzerland, and the Netherlands, many households
choose rental living for its flexibility and employment opportunities without the immediate need for
property ownership.
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In Namibia, the rental housing market mainly developed through private initiatives with limited policy
support or institutional backing. Rapid urbanization, population growth, and rising housing demand
have created shortages of affordable rental options, especially in Windhoek, Walvis Bay,
Swakopmund, Oshakati, and other fast-growing urban areas. As a result, many lower- and
moderate-income households allocate a large portion of their income to rent or live in overcrowded
conditions and informal settlements. Enhancing the rental housing sector is therefore essential for
Namibia's diverse housing market, as it would increase housing choices, boost affordability, and
promote inclusive urban development.

11.8.1 The Role of Private Rental Housing

Private rental housing is the largest segment of the rental market in many countries, offering vital
accommodation options forthose needing flexibility or temporary housing. It caters to a diverse group
of tenants, including students, young professionals, new graduates, families moving for jobs,
seasonal workers, and households saving for a home. Instead of viewing private rentals as just a
short-term alternative to homeownership, they should be seen as a valid housing choice that adapts
to households' evolving needs at different life stages. A strong private rental market also promotes
a more efficient housing system by easing demand for homeownership and traditional mortgage
financing. Households can build financial stability, save for deposits, and improve credit over time,
enabling a smoother transition to buying a home. This gradual approach enhances household
resilience and reduces risks associated with excessive borrowing and mortgage defaults.

Countries like Germany and Switzerland demonstrate the significant role private rental housing can
have in a balanced housing market. In these nations, professionally managed rental units make up
a large part of the housing stock, backed by stable regulations and long-term institutional investment.
Namibia can also foster growth in private rental housing by enhancing its regulatory framework,
simplifying development approval processes, and encouraging investment in professionally
managed rental projects.

11.8.2 Affordable Rental Housing

Affordable rental housing caters to households that earn enough to contribute to housing costs but
cannot afford the full market rent. It plays a crucial role between social housing and private rentals,
offering homes for lower- and moderate-income families who don’t qualify for full subsidies but can't
afford standard rentals. By lowering the share of income spent on housing, it enhances affordability
and allows families to spend more on education, healthcare, transportation, and savings.
Additionally, it serves as a transitional step for households aiming for homeownership through Rent-
to-Own plans or traditional mortgages.

International experience shows that affordable rental housing thrives when supported by coordinated
government policies and private sector partnerships. Countries like Singapore, Canada, and South
Africa have grown their affordable rental sectors through serviced land schemes, infrastructure
investments, tax incentives, concessional loans, and public-private collaborations. Namibia could
adopt similar strategies by offering serviced land, development incentives, infrastructure support,
and access to long-term financing for affordable rental projects. These initiatives would boost the
availability of affordable rental housing, ease pressures on informal settlements, and enhance
access to suitable urban shelter.
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11.8.3 Institutional Investment in Rental Housing

Rental housing offers a compelling investment opportunity for institutional investors due toits stable,
long-term income potential backed by tangible real estate assets. Pension funds, insurance firms,
development finance institutions, REITs, and other long-term investors are well-equipped to finance
professional rental developments that deliver both financial gains and measurable social benefits.
Many countries have successfully leveraged institutional capital to grow rental housing stock. In
Canada, Australia, and the UK, pension funds and institutional investors increasingly support large-
scale Build-to-Rent projects, offering professionally managed rental options aligned with long-term
investment goals. Likewise, social and affordable rental housing in the Netherlands and Austria
benefits from institutional funding, government backing, and suitable regulatory frameworks.

Namibia has considerable institutional capital, especially in pension funds, insurance companies,
and long-term investors. Yet, much of this capital has not been systematically invested in residential
rental housing due to a lack of appropriate investment options, clear policies, and specialized finance
structures. Creating dedicated rental housing platforms such as housing funds, bonds, REITs, public-
private partnerships, and other structured finance tools would open new investment avenues and
significantly boost the supply of professionally managed rental homes. This strategy would not only
diversify investment portfolios but also help address Namibia's housing shortage and enhance
affordability.

11.8.4 Strengthening Namibia's Rental Housing Framework

A well-functioning rental housing sector is crucial for creating a diverse and inclusive housing market
in Namibia. Although the 2023 National Housing Policy acknowledges rental housing as an important
part of the country's housing system, the sector has historically lacked coordinated policies and
institutional support. As a result, rental housing faces challenges such as low investment levels,
shortages of affordable options, inconsistent standards, and no dedicated mechanisms to promote
professionally managed developments. While Namibia has laws governing landlord-tenant
relationships, the National Housing Development Act of 2000 does not fully address rental housing
as a strategic subsector. It does not assign institutional roles, offer investment incentives, set
affordable rental standards, or create mechanisms for long-term institutional involvement.
Consequently, rental housing has largely developed through private market efforts, rather than as
part of a structured national housing strategy.

This study recommends enhancing the rental housing framework by implementing the provisions in
the National Housing Policy through a comprehensive Rental Housing Implementation Framework.
This framework should set minimum housing standards, encourage investment in affordable rental
units, clearly define the rights and responsibilities of landlords and tenants, and promote institutional
investment and professional management of rental properties. Additionally, targeted amendments
to the National Housing Development Act, 2000, should be considered to explicitly recognize rental
housing as a key part of Namibia's diverse housing market. Strengthening this framework would
broaden housing options, boost labor mobility, ease pressure on informal settlements, attract private
and institutional investments, and give households more flexibility throughout their housing journeys.
Alongside affordable, social, Rent-to-Own, and incremental housing, a stronger rental housing
system would help create a more resilient, inclusive, and sustainable national housing sector.
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Table 11.15: Proposed Framework for Strengthening Rental Housing in Namibia

Component Current Position Proposed Strengthening Measures
Policy The National Housing Policy (2023) [Develop a comprehensive Rental Housing
Framework recognizes rental housing and Implementation Framework to operationalize
affordable rental accommodation as |the policy through detailed implementation
important components of the housing |guidelines, standards and delivery
system. mechanisms.
Legislative The National Housing Development |Consider targeted amendments to the
Framework Act, 2000 does not establish a National Housing Development Act, 2000 to
comprehensive legislative framework |recognise rental housing, clarify institutional
for rental housing as a housing responsibilities and strengthen
subsector. implementation arrangements.
Institutional Rental housing is delivered primarily |Clearly define the roles of central

Coordination

through private initiatives with limited
coordination between housing
institutions.

government, local authorities, the proposed
National Housing Development Corporation,
private developers and institutional investors
in rental housing delivery.

Minimum
Housing
Standards

Rental housing quality varies
considerably across the market.

Establish minimum standards for health,
safety, maintenance, habitability and
property management applicable to
professionally managed rental housing.

Landlord and

General contractual arrangements

Strengthen guidance on landlord and tenant

Rental Housing

Tenant exist, but there is no housing-specific |rights, responsibilities, dispute resolution

Framework framework promoting balanced rights |and good property management practices
and responsibilities within national within the rental housing framework.
housing policy.

Affordable Supply of affordable rental Encourage affordable rental developments

accommodation remains limited in
many urban areas.

through serviced land, infrastructure
support, development incentives and public-
private partnerships.

Institutional
Investment

Institutional investment in rental
housing remains limited despite
significant long-term capital
availability.

Promote investment by pension funds,
insurance companies, housing funds, REITs,
development finance institutions and
commercial banks through dedicated
investment vehicles and financing
mechanisms.

Private Sector
Participation

Developers have limited incentives to
invest in large-scale professionally
managed rental housing.

Provide investment certainty, planning
incentives, streamlined approvals and
financing support to encourage private-
sector participation.

Monitoring and
Evaluation

No dedicated national framework
exists for monitoring rental housing
performance.

Establish a National Rental Housing
Performance Framework covering rental
affordability, occupancy, housing quality,
investment performance, tenant satisfaction
and sector growth.

Source: Adapted by the author from the National Housing Policy (2023), the National
Housing Development Act, 2000 and the proposed Rental Housing Implementation

Framework.
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Table 11.15 outlines a proposed approach to bolster Namibia's rental housing sector. While the 2023
National Housing Policy acknowledges rental housing as a vital part of the country's housing system,
the 2000 National Housing Development Act lacks a comprehensive legislative and institutional
framework for its implementation. The table highlights essential policy, legal, institutional, and
financial measures needed to integrate rental housing as a lasting element of Namibia's diverse
housing market. These measures include enhancing institutional coordination, setting minimum
housing standards, promoting affordable rental options, attracting institutional investment,
encouraging private-sector involvement, and establishing a national monitoring system. Together,
these actions aim to broaden housing choices, improve affordability, facilitate labour mobility, and
support a more balanced, inclusive, and sustainable housing delivery system.

11.9. Integrated Diversified Housing Market

The earlier sections have shown that no one housing intervention can meet Namibia's varied housing
demands. Effective and sustainable housing delivery depends on developing multiple,
interconnected housing sectors that offer households various routes to adequate housing. Affordable
housing, social housing, rental options, rent-to-own schemes, incremental housing, cooperative
housing, and traditional home ownership should be seen as parts of a unified national housing
system, not as competing choices.

An integrated and diverse housing market allows households to gradually move across different
housing sectors as their income, employment, and financial situation improve. For instance, a
household might start with affordable rental housing, then shift to a rent-to-own setup, progress to
acquiring serviced land via an incremental housing program, and eventually buy or build a permanent
home with a pension-backed or traditional mortgage. This upward movement creates a flexible
housing ladder that fosters social mobility, financial inclusion, and wealth building over time. The
success of this system relies on coordinated efforts among housing policies, land management,
infrastructure, housing finance entities, local governments, private developers, pension funds,
banks, and capital markets. Instead of functioning separately, these stakeholders should operate
within a unified housing delivery framework, ensuring each sector supports the others and broadens
access to secure, affordable housing.

In the end, a diversified housing market shifts housing policy from focusing on individual projects to
managing a comprehensive national housing system. This system can adapt to the varying needs
of households across their life stages, while also promoting urban growth, economic development,
and social inclusion. By establishing multiple housing pathways instead of depending on a single
approach, Namibia can significantly decrease its housing backlog, enhance affordability, and
develop a housing sector that is more resilient, inclusive, and sustainable.

11.10. Conclusion and Policy Recommendations

This chapter shows that Namibia's housing issues cannot be solved with just one type of housing
tenure or delivery method. The wide range of household incomes, employment situations, housing
goals, and financial abilities calls for a diverse housing market offering multiple options for adequate
housing. Instead of mainly focusing on traditional homeownership, Namibia's future housing system
should include a variety of affordable housing, social housing, rental options, Rent-to-Own programs,
incremental housing, cooperative housing, and conventional mortgages. These different housing
sectors work together to give households solutions that match their financial situations and allow
them to move along a housing continuum as their incomes and needs change.
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The analysis shows that the National Housing Policy (2023) offers a solid strategic foundation by
acknowledging various housing delivery models. However, its execution is hampered by fragmented
institutional structures, limited financing options, and a legislative framework that is not aligned with
current housing needs. Although the National Housing Development Act, 2000, provides a legal
basis forhousing projects, it does not fully recognize or regulate emerging sectors such as affordable
housing, social housing, Rent-to-Own schemes, and professionally managed rental housing.
Therefore, the focus should be on implementing existing policies effectively through detailed
operational frameworks, improved institutional coordination, and targeted legislative changes where
needed, rather than creating entirely new national policies.

This study advocates for Namibia to enhance its National Housing Policy implementation by creating
detailed frameworksforkey housing subsectors discussed in this chapter. These frameworks should
define clear roles for institutions, adopt universally accepted standards, develop sustainable funding
sources, offer investment incentives, and set up monitoring and governance systems. Such
measures will ensure each subsector operates efficiently within the wider housing delivery system.
Additionally, it is recommended to consider targeted amendments to the National Housing
Development Act, 2000, to explicitly recognize and regulate housing delivery models that currently
only have policy-level acknowledgment.

Developing a diversified housing market is a major institutional reform that goes beyond merely
increasing housing supply. It aims to establish an integrated housing ecosystem where government
agencies, local authorities, private developers, pension funds, financial institutions, development
finance institutions, and capital markets work together to improve access to suitable housing. This
system enhances housing options, makes homes more affordable, promotes financial inclusion,
supports labor mobility, encourages long-term institutional investment, and offers households
various routes to secure tenure and sustainable homeownership.

This chapter's diversified housing market sets the demand-side and institutional basis for the
National Housing Finance Architecture discussed next. While this section highlights the types of
housing to be delivered and target groups, the following chapter explores how these housing sectors
can be financed via an integrated national system. This system aims to mobilize, allocate, and
recycle long-term capital to promote sustainable housing development in Namibia.
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CHAPTER 12: IMPLEMENTING NAMIBIA'S DIVERSIFIED HOUSING MARKET: A TEN-YEAR
HOUSING DELIVERY PROGRAMME

12.1. Introduction

The previous chapter outlined a conceptual framework for Namibia's Diversified National Housing
Market, emphasizing that addressing the country's housing challenges requires more than a single
housing model or tenure type. It introduced a varied housing system that includes affordable, social,
rental, Rent-to-Own, incremental, cooperative, and traditional homeownership options. These
different sectors collectively offer multiple pathways tailored to the diverse income levels,
employment situations, and housing needs of Namibian households. The chapter highlighted that
such diversification is crucial for expanding choices, enhancing affordability, fostering financial
inclusion, and tackling the housing backlog sustainably and fairly. While the earlier chapter described
the ideal future housing market, this one focuses on its practical implementation. It transforms the
conceptual framework into a ten-year national housing delivery plan by outlining the scale of
interventions, annual targets for each sector, necessary capital investments, and institutional roles
for effective coordination. Instead of merely counting houses built, the program adopts a
comprehensive housing systems perspective that recognizes various solutions as valid strategies to
reduce the backlog and improve access to adequate housing.

This chapter outlines a phased implementation plan covering 2026—2035, aligned with Namibia's
long-term development goals. It sets tentative targets for each housing subsector, estimates the
necessary capital, and details the financing required for execution. By doing so, it connects housing
policy with actual delivery, offering a practical plan to activate Namibia's diverse housing market.
The chapter emphasizes that addressing Namibia's housing backlog demands more than boosting
production; it requires a coordinated national effort that aligns housing policy, land development,
infrastructure, institutional capacity, and long-term finance within a unified framework. This
operational blueprint supports the diversified housing market concept introduced earlier and lays the
groundwork for the detailed financing strategy discussed in the following chapter.

12.2. National Housing Backlog

Reducing Namibia's housing backlog is the central objective of the proposed National Housing
Delivery Plan. However, effective planning requires a realistic understanding of both the magnitude
of the housing challenge and the composition of unmet housing need. As illustrated in Figure 12.1,
estimates of Namibia's housing backlog have evolved considerably over the past decade. Early
estimates placed the backlog at approximately 74,374 housing units in 2011, before increasing to
100,000 units during the launch of the Mass Housing Programme in 2013. By 2017, government
planning documents, including the Fourth National Development Plan (NDP4), estimated the
backlog at 300,000 housing units, a figure that was subsequently retained in the National Housing
Policy (2023). Although these estimates reflected a growing recognition of Namibia's housing
challenges, they were largely based on administrative estimates and projections rather than
comprehensive empirical evidence. The findings of this study estimate Namibia's quantitative
housing backlog at approximately 270,318 housing units. This estimate represents the number of
additional housing units required to eliminate the shortage of formal housing and is broadly
comparable with earlier policy estimates of approximately 300,000 housing units. While the overall
housing gap identified in this study is substantially larger when qualitative housing needs are also
considered, the quantitative backlog of 270,318 housing units provides the appropriate planning
baseline for estimating housing delivery targets, infrastructure requirements and investment needs
under the proposed National Housing Delivery Plan.
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Figure 12.1: Housing Backlog in Namibia (2011-2016)
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The progression illustrated in Figure 12.1 demonstrates that Namibia's housing backlog has
continued to increase despite successive housing policies, programmes and public investment
initiatives. Although government has expanded formal housing delivery since Independence,
housing supply has consistently lagged behind population growth, urbanisation and household
formation. The persistence of a backlog of approximately 270,000 housing units illustrates the scale
of the housing challenge that remains and the need for sustained long-term intervention. The
continued housing shortage reflects a combination of structural factors, including rapid population
growth, accelerated urbanisation, increasing household formation, rising land and construction
costs, limited municipal servicing capacity, constrained access to affordable housing finance and
weaknesses across the housing delivery system. As demonstrated throughout this study, Namibia's
housing challenge is therefore not simply one of insufficient housing production but rather the
consequence of systemic constraints affecting land development, infrastructure provision, housing
finance, institutional coordination and investment mobilisation.

The estimated backlog of 270,318 housing units should not be seen as a need to build that exact
number of traditional brick-and-mortar houses. Doing so would greatly exaggerate the financial costs
and the actual housing demand. This backlog includes households with different income levels,
preferences for ownership or rental, household sizes, and housing goals. While some households
need traditional homeownership, others are better served through options like serviced land,
incremental housing, affordable rentals, Rent-to-Own programs, cooperative housing, or social
housing. Therefore, addressing the backlog requires a diverse housing strategy, not reliance on a
single type of housing or delivery method. The goal is to offer a variety of housing options that meet
the different affordability levels and needs of various household groups. By expanding diverse
delivery channels, the government can improve affordability, offer more choices, attract a wider
range of investments, and use resources more efficiently.
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The proposed ten-year National Housing Delivery Plan therefore seeks not only to increase the
number of housing opportunities delivered but also to transform the structure of Namibia's housing
delivery system. Delivery targets are allocated across the different housing subsectors presented in
Chapter 11, including conventional homeownership, serviced land, incremental housing, affordable
rental housing, social housing and informal settlement upgrading. This diversified approach
recognises that reducing the housing backlog requires multiple complementary interventions rather
than a singular focus on conventional housing construction. The remainder of this chapter translates
this strategic approach into an implementation plan by establishing delivery targets for each housing
subsector, estimating the associated capital requirements and identifying the financing mechanisms
required over the period 2026—2035. Together, these measures provide a realistic and financially
sustainable pathway for progressively eliminating Namibia's quantitative housing backlog while
expanding access to adequate and affordable housing.

12.3. Proposed Ten-Year Housing Delivery Targets

The diversified housing market described in the preceding sections provides the foundation for a
fundamentally different approach to housing delivery in Namibia. Rather than concentrating
predominantly on the construction of conventional owner-occupied housing, the proposed
programme recognises that households differ significantly in their incomes, employment status,
housing aspirations, and financial capacity. Consequently, the objective of the National Housing
Delivery Programme is not merely to maximise the number of houses constructed but to expand
access to secure, adequate and affordable housing through a portfolio of complementary housing
solutions. Based on the revised national housing planning backlog of approximately 270,318 housing
units, the proposed programme does not seek to eliminate the backlog through conventional house
construction alone. Instead, it aims to establish a diversified housing delivery system capable of
responding simultaneously to existing housing needs and future household formation. Over the ten-
year period from 2026 to 2035, the programme proposes the delivery of approximately 495,000
housing solutions across multiple housing sectors. These solutions include conventional
homeownership, affordable housing, rental housing, social housing, Rent-to-Own programmes,
incremental housing and informal settlement upgrading. Collectively, these interventions are
intended to improve housing access, strengthen tenure security and increase the overall capacity of
the national housing delivery system.

Unlike previous housing programmes, the proposed delivery framework recognises that not every
household requires a fully completed conventional dwelling as an immediate solution. Instead,
households are matched with the housing option most appropriate to their financial circumstances
and stage within the housing ladder. Some households may initially benefit from informal settlement
upgrading or serviced land for incremental housing before progressing to formal homeownership.
Others may require affordable rental accommodation, Rent-to-Own arrangements or subsidised
social housing. This differentiated approach enables limited public resources to be allocated more
efficiently while expanding the number of households benefiting from formal housing interventions.
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Table 12.1: Proposed Ten-Year National Housing Delivery Programme (2026—-2035)

Housing Sector Primary Target Group Ten-Year Target Average
(Housing Solutions)  Annual Target

Affordable Housing Lower- and middle-income 20,000 2,000
households

Social Housing Low-income urban renters 8,000 800

Rental Housing Mobile workers, students and young [ 12,000 1,200
professionals

Rent-to-Own Housing Emerging middle-income 10,000 1,000
households

Incremental Housing Households requiring serviced land |25,000 2,500
and progressive construction

Conventional Mortgage-qualified households 120,000 12,000

Homeownership

Informal Settlement Existing informal settlement 300,000 30,000

Upgrading households

Total Housing 495,000 49,500

Solutions Delivered

The proposed programme also recognises that the various housing interventions are complementary
rather than mutually exclusive. Informal settlement upgrading improves living conditions, secures
tenure and facilitates the provision of municipal infrastructure within existing communities.
Incremental housing allows households to construct and improve their homes progressively as their
incomes increase. Rental housing and social housing provide immediate accommodation options for
households that are not yet able to purchase homes, while Rent-to-Own programmes create a
structured pathway into ownership. Conventional mortgage finance remains an important component
for middle-income households with sufficient repayment capacity. Together, these interventions
create an integrated housing continuum that supports household mobility within the formal housing
market.

The proposed targets should therefore be interpreted as housing solutions delivered rather than
unique housing units constructed. A household may benefit from more than one intervention over
time—for example, through informal settlement upgrading, followed by incremental housing and
eventually conventional homeownership. Consequently, the cumulative programme target exceeds
the current housing planning backlog because it reflects both the upgrading of existing settlements
and the accommodation of future household formation over the programme period.

Successful implementation of the programme will require coordinated action across the entire
housing ecosystem. Central Government, regional and local authorities, the proposed National
Development Housing Corporation, the National Housing Infrastructure Fund, commercial banks,
pension funds, development finance institutions, private developers, community organisations and
capital markets all have essential roles to play. Supported by the National Housing Finance
Architecture proposed in Chapter 13, this collaborative approach aims to transform Namibia's
housing sector from a system characterised by fragmented interventions and recurring housing
shortages into a sustainable, integrated housing delivery system capable of meeting future demand
on a continuous basis.Rather than measuring success solely by the reduction of the existing housing
backlog, the programme seeks to establish a permanent housing delivery framework that
consistently supplies serviced land, infrastructure, finance and diverse housing opportunities at a
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pace sufficient to meet future household growth. In doing so, Namibia can transition from periodic
backlog reduction initiatives to a mature housing system that delivers adequate, affordable and
sustainable housing as a normal function of national economic development.

12.4. Annual Housing Delivery Programme (2026-2035)

Achieving the proposed ten-year housing delivery targets requires a phased implementation strategy
that progressively expands national housing delivery capacity. Rather than attempting to achieve
full-scale delivery immediately, the programme assumes that annual housing output will increase
gradually as institutional reforms are implemented, serviced land becomes available, housing
finance mechanisms mature, and both public and private sector delivery capacity improves. This
phased approach reduces implementation risk while providing opportunities to monitor performance,
refine policies and mobilise additional investment throughout the programme period.

The first phase (2026-2027) focuses on establishing the institutional, financial and regulatory
foundations necessary for sustained housing delivery. Priority interventions include accelerating
serviced land development, strengthening the technical and financial capacity of local authorities,
operationalising the National Housing Finance Architecture, improving coordination across housing
institutions, and expanding partnerships with private developers, pension funds, commercial banks
and development finance institutions. During this period, housing delivery is expected to increase
steadily as these enabling conditions are established.

The second phase (2028-2031) emphasises scaling up housing delivery across all housing
subsectors. By this stage, planning systems, financing mechanisms and institutional coordination
should be fully operational, allowing a substantial increase in annual housing solutions. Greater
participation by the private sector and institutional investors, supported by capital marketinstruments
and diversified housing finance products, is expected to accelerate the delivery of conventional
housing, affordable housing, rental housing, incremental housing and informal settlement upgrading.

Table 12.2: Proposed Annual National Housing Delivery Programme (2026—2035)

Affordable Social Rental Rent- |Incremental Conventional Informal Total
Housing Housing Housing to-Own| Housing Housing Settlement Housing
Upgrading  Solutions

2026 |1,000 500 800 500 1,500 8,000 20,000 32,300
2027 (1,500 600 900 700 2,000 9,000 22,000 36,700
2028 (2,000 700 1,000 900 2,500 10,000 25,000 42,100
2029 (2,200 800 1,200 1,000 |2,500 12,000 28,000 47,700
2030 (2,300 900 1,200 1,000 |2,500 12,000 30,000 49,900
2031 (2,300 900 1,300 1,100 |3,000 13,000 32,000 53,600
2032 (2,400 900 1,400 1,200 |3,000 14,000 35,000 57,900
2033 (2,300 900 1,400 1,200 |3,000 14,000 36,000 58,800
2034 (2,100 900 1,400 2,200 (2,500 14,000 36,000 59,100
2035 (1,900 900 1,400 2,200 (2,500 14,000 36,000 58,900
Ten- | 20,000 8,000 12,000 |12,000 | 25,000 120,000 300,000 497,000
Year
Total
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The final phase (2032—-2035) focuses on consolidating programme implementation and sustaining
high levels of housing delivery. By this stage, informal settlement upgrading programmes should be
operating at scale, conventional mortgage finance should be expanding through a more mature
housing finance market, and the diversified housing delivery system should be capable of responding
to both existing housing needs and future household formation. Rather than concentrating
exclusively on backlog reduction, the emphasis shifts towards maintaining a balanced and
sustainable housing system in which annual housing supply increasingly keeps pace with annual
demand.

Accordingly, the proposed annual housing delivery programme, presented in Table 12.2, follows a
deliberate phased growth model. Annual housing solutions are projected to increase from
approximately 32,300 in 2026 to around 59,000 by the final years of the programme as institutional
reforms, financing arrangements and delivery capacity become fully operational. Unlike previous
housing programmes that focused primarily on constructing conventional houses, the proposed
programme recognises that housing delivery requires multiple complementary interventions.
Significant emphasis is therefore placed on informal settlement upgrading, conventional
homeownership, incremental housing, affordable housing, rental housing, social housing and Rent-
to-Own schemes, each serving different segments of the housing market.

The programme further recognises that housing solutions are not mutually exclusive. A household
may progress through several interventions over time—for example, from informal settlement
upgrading to incremental housing and ultimately to conventional homeownership. Consequently, the
programme measures housing solutions delivered rather than unique housing units constructed,
providing a more comprehensive measure of housing sector performance and household
progression within the formal housing system.

By the end of the ten-year programme, approximately 495,000 housing solutions are expected to
have been delivered across the various housing subsectors. More importantly, the programme seeks
to establish a resilient and self-sustaining National Housing Delivery System capable of continuously
supplying serviced land, infrastructure, housing finance and diversified housing opportunities. This
represents a strategic shift away from periodic backlog reduction initiatives towards a permanent
housing delivery framework that supports long-term urban development, economic growth and
improved housing affordability in Namibia.

12.5. Capital Requirements

Implementing Namibia's proposed Ten-Year National Housing Delivery Programme will require the
mobilisation of substantial long-term capital across the entire housing value chain. The proposed
programme is expected to deliver approximately 495,000 housing solutions between 2026 and 2035
through a combination of conventional homeownership, affordable housing, rental housing, social
housing, Rent-to-Own programmes, incremental housing and informal settlement upgrading.
Achieving these targets requires investment not only in residential construction but also in serviced
land, bulk and internal infrastructure, municipal engineering services, housing finance, institutional
capacity and programme management.

Unlike conventional housing programmes that focus primarily on the construction cost of individual
dwellings, this study adopts a housing systems investment approach. Under this approach, capital
is allocated across the entire housing ecosystem, recognising that housing delivery depends on the
coordinated functioning of land development, infrastructure provision, housing finance, construction,
regulation and long-term asset management. Investment decisions are therefore aligned with the
delivery targets foreach housing subsector while recognising that different housing solutions require
different financing structures, risk profiles and institutional arrangements.
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For example, conventional homeownership generally requires higher capital investment per
household because it includes fully serviced land, completed dwellings and long-term mortgage
finance. In contrast, incremental housing and informal settlement upgrading require lower investment
per household but depend more heavily on serviced land, municipal infrastructure and community
participation. Rental housing and social housing benefit from higher-density development and
economies of scale, while Rent-to-Own programmes combine elements of rental and
homeownership through structured lease-purchase arrangements.

Accordingly, the estimated investment presented in this chapter should be interpreted as a National
Housing Investment Programme rather than simply the cost of constructing houses. It represents
the financial resources required to establish a diversified, inclusive and financially sustainable
housing market capable of supporting long-term housing delivery while strengthening Namibia's
urban infrastructure, housing finance system and institutional capacity. The investment programme
is therefore intended not only to address current housing needs but also to create the foundation for
a permanent national housing delivery system capable of meeting future housing demand.

The capital estimates presented in this chapter provide strategic planning benchmarks rather than
detailed engineering cost estimates. They are intended to support policy formulation, investment
mobilisation, financial planning and the development of the National Housing Finance Architecture
presented in Chapter 13.

12.5.1 Key Investment Assumptions

The investment estimates presented in this chapter are based on indicative unit costs expressed in
2026 Namibian Dollars (N$) and are intended for strategic planning purposes. They do not represent
detailed feasibility studies or project-specific budgets and therefore exclude inflation, future
construction cost escalation, exchange-rate movements, financing costs and project contingencies.

The assumptions draw on prevailing Namibian construction costs, recent public and private housing
developments, municipal infrastructure costs, professional fees and industry benchmarks. Where
appropriate, the estimates include residential construction, serviced land, internal engineering
services and project development costs. Investments in bulk infrastructure, institutional
strengthening and programme management are estimated separately because these investments
support multiple housing programmes rather than individual housing units.

Consistent with the diversified housing delivery framework presented in Chapter 11, differenthousing
solutions require different levels of capital investment. The principal assumptions used in estimating
programme costs are as follows:

e Affordable Housing (N$250,000 per household): Includes a completed dwelling of
approximately 60-80 m?, serviced residential land, internal engineering services, professional
fees and municipal infrastructure contributions.

e Social Housing (N$300,000 per household): Represents medium- and high-density rental
developments incorporating shared infrastructure, communal facilites and professional
development costs.

¢ Rental Housing (N$300,000 per household): Covers institutional and private-sector rental
developments, including associated infrastructure, parking, landscaping and common
amenities.
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¢ Rent-to-OwnHousing (N$400,000 per household): Represents completed housing financed
through lease-purchase arrangements, including construction, financing administration and
ownership transfer costs.

¢ Incremental Housing (N$150,000 per household): Provides serviced land, basic municipal
services, core housing units and technical support that enables households to expand their
homes progressively.

e Conventional Homeownership (N$450,000 per household): Includes fully serviced
residential land, detached housing construction, professional services and associated
development costs financed primarily through mortgage lending.

¢ Informal Settlement Upgrading (N$150,000 per household): Covers tenure regularisation,
roads, water supply, sanitation, electricity, stormwater drainage and essential community
infrastructure required to formalise existing settlements.

In addition to household-level investments, the programme provides for significant investment in
serviced land development, bulk infrastructure, institutional strengthening and programme
management. These enabling investments are fundamental to the long-term success of the housing
delivery system and cannot be attributed solely to individual housing units. They create the
conditions necessary for sustained housing production, improved municipal service delivery and
increased private sector participation.

The unit cost assumptions are intentionally conservative and are intended to provide a consistent
basis for strategic investment planning. Actual costs will vary according to location, housing density,
design standards, procurement methods, construction technology and market conditions.
Nevertheless, the assumptions provide a robust framework for estimating the overall capital
requirements of Namibia's proposed housing delivery programme and for comparing the relative
investment requirements of different housing delivery options.

The resulting investment estimates, summarised in Table 12.3, illustrate how the proposed National
Housing Investment Programmeis distributed across the various housing subsectors and supporting
investments. These estimates provide the financial foundation for the capital mobilisation strategy
and the National Housing Finance Architecture presented in Chapter 13.

Table 12.3: Planning Assumptions Underlying the Capital Estimates

Housing Solution Planning Assumption Average Investment

per Household (N$)

Affordable Housing Completed dwelling (60—80 m?), serviced 250,000
residential plot, internal infrastructure and
professional fees

Social Housing Medium- to high-density apartment or cluster 300,000
housing including common facilities and shared
infrastructure

Rental Housing Institutional or private-sector rental unit including | 300,000

communal infrastructure and amenities

Rent-to-Own Housing Completed dwelling financed through lease- 400,000
purchase arrangements, including financing
administration
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Incremental Housing

Serviced land, basic municipal services, core
housing unit and technical support for
progressive construction

150,000

Conventional Fully serviced detached dwelling financed 450,000
Homeownership primarily through mortgage lending
Informal Settlement Tenure regularisation, roads, water, sanitation, |150,000

Upgrading

electricity, drainage and essential community
infrastructure

Serviced Land
Development

Township establishment, surveying, roads,
water, sewerage, electricity and stormwater
infrastructure

Programme-wide
estimate

Bulk & Internal
Infrastructure

Regional water, sewerage, electricity, transport
and other supporting infrastructure

Programme-wide
estimate

Institutional Capacity &
Programme Management

Housing planning, project management, digital
land administration, monitoring and technical
support

Programme-wide
estimate

Source: Author's estimates based on prevailing Namibian construction costs, recent housing
developments, municipal servicing costs and industry benchmarks (2026).

Table 12.4: Proposed Capital Requirements by Housing Subsector (2026—-2035)

Housing Subsector

Ten-Year Delivery

Estimated Unit

Estimated Investment

Target Cost (N$) (N$ Billion)
Affordable Housing 20,000 250,000 5.00
Social Housing 8,000 300,000 2.40
Rental Housing 12,000 300,000 3.60
Rent-to-Own Housing 10,000 400,000 4.00
Incremental Housing 25,000 150,000 3.75
Conventional Homeownership 120,000 450,000 54.00
Informal Settlement Upgrading 300,000 150,000 45.00
Serviced Land Development Programme-wide — 15.00
Bulk & Internal Infrastructure Programme-wide — 12.00
Institutional Capacity & Programme-wide — 3.00

Programme Management

Total Estimated Investment
Requirement

495,000 Housing
Solutions

N$147.75 Billion
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Table 12.5: Indicative Sources of Capital

Funding Source Indicative Primary Investment Focus
Investment (N$
Billion)
Central Government 30.00 Social housing, subsidies, serviced land, strategic
infrastructure and informal settlement upgrading
Local Authorities 10.00 Land servicing, municipal infrastructure and township
establishment
Pension Funds 40.00 Conventional homeownership, affordable housing,
housing bonds and long-term institutional investment
Commercial Banks 35.00 Mortgage lending, construction finance and Rent-to-
Own finance
Insurance Companies 10.00 Long-term property investment and housing bonds
Development Finance 15.00 Affordable housing, infrastructure and blended finance
Institutions
Private Developers 5.75 Residential developments, mixed-use developments
and rental housing
Capital Markets (Housing |2.00 Capital market refinancing, securitisation and
Bonds, MBS & REITs) structured housing finance
Total Estimated N$147.75 Billion
Investment

Based on the revised delivery programme, the estimated capital required to implement the proposed
Ten-Year National Housing Delivery Programme is approximately N$147.75 billion, equivalent to an
average annual investment of about N$14.8 billion. This estimate reflects the revised programme
target of 495,000 housing solutions and incorporates current Namibian construction costs together
with investments in serviced land, municipal infrastructure and institutional capacity.

The investment framework reinforces the central argument of this study that housing delivery
extends well beyond the construction of residential dwellings. It represents a comprehensive national
investment programme encompassing land development, infrastructure provision, housing finance,
informal settlement upgrading and institutional strengthening. Approximately 80% of the total
investment is directed towards housing delivery across the seven housing subsectors, while the
remaining 20% finances the enabling environment required to sustain long-term housing production,
including serviced land, bulk infrastructure and programme management.

Although N$147.75 billion represents a substantial long-term investment, it is significantly more
realistic than previous estimates and better aligned with the revised housing delivery programme. It
also compares favourably with Namibia's sizeable domestic institutional savings held by pension
funds, insurance companies, commercial banks and capital markets. Consequently, the principal
policy challenge is not the absolute availability of capital, but the establishment of an integrated
housing finance system capable of mobilising, coordinating and recycling long-term investment
efficiently. The National Housing Finance Architecture presented in the next chapter demonstrates
how these diverse sources of capital can be channelled into a sustainable housing finance
ecosystem that supports continuous housing delivery over the long term.
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12.6. Financing Strategy

Estimated National Investment Requirement

The successfulimplementation of the proposed Ten-Year National Housing Delivery Programme will
require a coordinated national investment strategy that mobilises long-term capital across the entire
housing value chain. Based on the delivery targets and investment assumptions presented in the
preceding sections, this study estimates that Namibia will require approximately N$147.75 billion
between 2026 and 2035 to implement the proposed programme. This investment extends beyond
the construction of housing units and includes financing for affordable housing, social housing, rental
housing, Rent-to-Own programmes, incremental housing, conventional homeownership, informal
settlement upgrading, serviced land development, municipal infrastructure and institutional
strengthening.

Consistent with the systems-based approach adopted throughout this study, the proposed
investment programme recognises that sustainable housing delivery depends on coordinated
investment across the entire housing ecosystem rather than isolated expenditure on residential
construction alone. Serviced land, infrastructure, housing finance, planning systems and institutional
capacity are essential enabling investments that determine the long-term performance of the housing
sector. Consequently, the estimated investment should be viewed as a National Housing Investment
Programme designed to establish a resilient, diversified and financially sustainable housing delivery
system capable of responding to both current housing needs and future household formation. The
estimated national investment requirements are summarised in Table 12.6.

Table 12.6: Estimated National Investment Requirement (2026—2035)

Share of Total
Investment (%)

Estimated Investment
(N$ Billion)

Investment Sector Ten-Year Delivery

Target

Affordable Housing 20,000 households |5.00 3.4
Social Housing 8,000 households |2.40 1.6
Rental Housing 12,000 households |3.60 24
Rent-to-Own Housing 10,000 households |4.00 2.7
Incremental Housing 25,000 households |3.75 2.5
Conventional Homeownership 120,000 households | 54.00 36.6
Informal Settlement Upgrading 300,000 households | 45.00 30.5
Serviced Land Development National programme | 15.00 10.2
Bulk & Internal Infrastructure National programme |12.00 8.1
Institutional Capacity & National programme | 3.00 2.0
Programme Management

Total National Housing 495,000 Housing |N$147.75 Billion 100.0
Investment Programme Solutions

The proposed National Housing Investment Programme demonstrates that addressing Namibia's
housing challenge requires investment across multiple components of the housing system rather
than conventional house construction alone. Approximately N$117.75 billion (79.7%) of the total
investment is directed towards housing delivery across the seven housing subsectors, while
approximately N$30.0 bilion (20.3%) is allocated to enabling investments in serviced land
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development, municipal infrastructure and institutional capacity. These enabling investments are
fundamental because sustainable housing delivery depends on the availability of serviced land,
supporting infrastructure and effective institutions that can facilitate continuous housing production.

The investment profile also reflects the diversified housing market proposed in this study.
Conventional homeownership represents the largest single investment category because mortgage-
financed housing requires fully serviced land and completed dwellings. Informal settlement
upgrading accounts for the second-largest investment allocation, recognising that improving existing
settlements provides one of the most cost-effective mechanisms for enhancing housing conditions,
securing land tenure and extending essential municipal services. The remaining investment supports
affordable housing, rental housing, social housing, Rent-to-Own programmes and incremental
housing, thereby creating multiple housing pathways that respond to the diverse needs and financial
circumstances of Namibian households.

The estimated N$147.75 billion should therefore be viewed not simply as the cost of a housing
programme but as a long-term investment in Namibia's economic and social development. Housing
investment generates significant multiplier effects through employment creation, infrastructure
expansion, financial sector development, private sector growth, urban development and household
wealth accumulation. The proposed National Housing Investment Programme therefore functions
not only as a housing strategy but also as a national economic development strategy capable of
stimulating broad-based economic growth.

Finally, the investment framework demonstrates that Namibia's housing sector is capable of
attracting capital from a diverse range of investors, including Government, local authorities, pension
funds, commercial banks, insurance companies, development finance institutions, private
developers and capital markets. The principal challenge is not the availability of long-term capital but
the establishment of an integrated housing finance architecture capable of mobilising, coordinating
and recycling these financial resources efficiently. The next chapter presents the proposed National
Housing Finance Architecture, which provides the institutional and financial framework for
implementing the National Housing Investment Programme and sustaining housing delivery beyond
the ten-year planning period.

12.7. Conclusion

This chapter has translated the diversified housing market framework developed in Chapter 11 into
a practical Ten-Year National Housing Delivery Programme for the period 2026—-2035. Whereas the
previous chapter established the policy rationale for a diversified housing market by demonstrating
that different households require different housing solutions, this chapter has operationalised that
framework through measurable delivery targets, phased implementation strategies, investment
requirements and institutional responsibilities. It demonstrates that addressing Namibia's housing
challenge requires a comprehensive housing delivery system rather than an exclusive focus on
constructing conventional owner-occupied housing.

The proposed programme recognises that Namibia's housing challenge extends beyond the supply
of completed houses. It reflects the need for a diversified housing system comprising affordable
housing, social housing, rental housing, Rent-to-Own programmes, incremental housing,
conventional homeownership and informal settlement upgrading. Together, these complementary
interventions provide multiple pathways through which households can progressively access secure,
adequate and affordable housing according to their income levels, housing needs and financial
circumstances.
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Based on this diversified approach, the chapter proposes a ten-year programme capable of
delivering approximately 495,000 housing solutions between 2026 and 2035. Rather than serving
solely as a backlog reduction programme, the proposed delivery framework seeks to establish a
permanent and self-sustaining National Housing Delivery System that is capable of addressing
existing housing needs while accommodating future household formation. In support of this
objective, the chapter estimates a total investment requirement of approximately N$147.75 billion,
covering housing delivery, serviced land development, municipal infrastructure, informal settlement
upgrading and institutional strengthening across the housing value chain.

The chapter further demonstrates that successful implementation depends on coordinated action
across the entire housing ecosystem. Central Government, regional and local authorities, the
proposed National Development Housing Corporation, financial institutions, pension funds,
development finance institutions, private developers, community organisations and capital markets
each have distinct but complementary responsibilities in expanding housing supply and improving
housing affordability. Equally important are the enabling reforms required to strengthen planning
systems, accelerate land servicing, improve institutional coordination and expand access to long-
term housing finance.

Beyond improving housing outcomes, the proposed programme positions housing as a strategic
driver of national development. Sustained investment in housing has the potential to stimulate
economic growth, create employment, expand municipal infrastructure, deepen domestic capital
markets, strengthen the financial sector and increase household wealth through property ownership.
Housing should therefore be viewed not only as a social responsibility but also as a productive
economic sector capable of generating broad-based and inclusive development.

While this chapter has established the delivery framework, implementation targets and investment
requirements for the proposed National Housing Delivery Programme, it has not addressed the
financial mechanisms required to mobilise and sustain the significant long-term capital needed to
finance these investments. The effectiveness of the programme ultimately depends on the existence
of an integrated financial system capable of mobilising, allocating, managing and recycling capital
across the housing value chain.

The next chapter therefore presents the proposed National Housing Finance Architecture, which
provides the institutional and financial framework required to support the National Housing Delivery
Programme. It explains how long-term capital from Government, pension funds, commercial banks,
insurance companies, development finance institutions and capital markets can be mobilised,
structured, intermediated and continuously recycled to finance housing delivery on a sustainable
basis. In doing so, Chapter 13 completes the transition from what Namibia should deliver to how
those housing investments can be financed, creating an integrated housing system capable of
supporting long-term housing and economic development.
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CHAPTER 13: NATIONAL HOUSING FINANCE ARCHITECTURE

13.1. Introduction

The previous chapter demonstrated that implementing Namibia's proposed Ten-Year National
Housing Delivery Programme (2026—2035) will require an estimated N$147.75 billion in coordinated
investment to deliver approximately 495,000 housing solutions across the housing value chain. It
further established that improving housing outcomes requires considerably more than financing the
construction of residential dwellings. Sustainable housing delivery depends on simultaneous
investment in serviced land, municipal infrastructure, conventional homeownership, affordable
housing, social housing, rental housing, Rent-to-Own programmes, incremental housing, informal
settlement upgrading and the institutional systems that coordinate and regulate the housing sector.
Although the required investment is substantial, it should not be viewed primarily as a fiscal obligation
of Government. Rather, it represents the total capital that must be mobilised from both public and
private sources to establish a diversified, inclusive and financially sustainable housing market. This
raises a fundamental policy question: How can Namibia mobilise, coordinate, intermediate and
continuously recycle approximately N$147.75 billion of long-term capital to finance housing delivery
over the next decade and beyond? The answer lies not simply in raising additional finance but in
establishing an integrated housing finance system capable of efficiently connecting long-term
investment capital with housing demand.

This chapter argues that Namibia's housing challenge is fundamentally a housing finance
architecture problem rather than a capital availability problem. Namibia possesses one of the largest
pools of long-term institutional savings in the region through commercial banks, pension funds,
insurance companies, development finance institutions and domestic capital markets. Collectively,
these institutions manage hundreds of billions of Namibian Dollars in financial assets, providing a
substantial foundation for long-term housing investment. However, these financial resources
currently operate largely in isolation, without an integrated institutional framework capable of
directing capital efficiently across the housing delivery system. Consequently, housing finance
remains fragmented, housing investment is concentrated in selected market segments, and
significant financing gaps persist in serviced land development, municipal infrastructure, affordable
housing and long-term housing finance. International experience demonstrates that successful
housing systems depend not merely on the availability of financial resources but on the existence of
effective financial intermediation, secondary mortgage markets, capital market instruments and
specialised institutions capable of mobilising, allocating and recycling long-term finance (World
Bank, 1993; World Bank, 2009; Chiquier & Lea, 2009; Lea, 2010).

To address these structural weaknesses, this chapter proposes a comprehensive National Housing
Finance Architecture that integrates the institutions, financing instruments and capital markets
required to support continuous housing delivery. The proposed architecture establishes a
coordinated financial ecosystem linking Government, regional and local authorities, the proposed
National Development Housing Corporation, the National Housing Infrastructure Fund, the National
Affordable Housing Development Fund, commercial banks, pension funds, insurance companies,
development finance institutions, private developers, institutional investors and capital markets into
a single financing framework designed to support Namibia's diversified housing delivery system.

Central to the proposed architecture is the principle that housing finance should operate as a
continuous capital cycle rather than a series of isolated financing transactions. Long-term savings
are mobilised from institutional investors, intermediated through specialised housing finance
institutions, invested across the housing value chain, recovered through mortgage repayments and
capital market refinancing, and subsequently recycled into new housing investments. This
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continuous circulation of capital enables the housing finance system to expand progressively without
relying solely on repeated government budget allocations or the slow repayment of long-term
mortgage portfolios.

The chapter further examines the financial instruments required to operationalise this architecture,
including housing bonds, infrastructure bonds, mortgage-backed securities, mortgage securitisation,
special purpose vehicles (SPVs), housing liquidity facilities, housing investment funds, blended
finance structures and public-private partnerships. Rather than treating these instruments as
independent financing mechanisms, the chapter demonstrates how they can function collectively
within an integrated financial ecosystem that mobilises domestic savings, expands private sector
participation, reduces financing costs and continually recycles capital to support successive
generations of housing delivery. This systems-based approach reflects international best practice in
housing finance, where diversified funding sources, secondary mortgage marketsand capital market
institutions play central roles in expanding access to affordable long-term housing finance (Chiquier
& Lea, 2009; Lea, 2010).

The principal contribution of this chapter is therefore not merely the identification of additional funding
sources but the design of a National Housing Finance Architecture capable of transforming housing
finance from a fragmented collection of institutions into an integrated financial system. By defining
clear institutional responsibilities, establishing efficient capital flows and creating mechanisms for
continuous capital mobilisation and recycling, the proposed architecture provides the financial
foundation required to implement the National Housing Delivery Programme presented in Chapter
12. In doing so, it completes the transition from housing policy, to housing delivery, and ultimately to
housing finance, thereby providing Namibia with a sustainable financial framework capable of
supporting long-term housing development, expanding homeownership, strengthening rental
housing markets and contributing to inclusive economic growth.

| believe this introduction is significantly stronger because it elevates Chapter 13 from a discussion
of financing instruments to the presentation of a new housing finance model. It clearly states the
chapter's original contribution: Namibia does not suffer from a shortage of capital, it lacks an
integrated housing finance architecture that mobilises, intermediates, recycles and coordinates that
capital efficiently. This thesis becomes the central theme that the remainder of Chapter 13 can then
systematically develop.

13.2. Foundational Principles of the National Housing Finance Architecture

The National Housing Finance Architecture proposed in this study is founded on six interrelated
principles that collectively distinguish modern housing finance systems from traditional public
housing programmes. Rather than viewing housing finance as the provision of mortgage loans or
government subsidies in isolation, the proposed framework recognises housing finance as an
integrated financial ecosystem that mobilises, intermediates, allocates and continuously recycles
long-term capital across the entire housing value chain. These principles provide the conceptual
foundation for the institutional framework, financial instruments and capital flow model presented
later in this chapter.

13.2.1 Integrated Housing Finance System

The first principle is that housing finance should operate as an integrated national system rather than
a collection of isolated financing programmes. Sustainable housing delivery depends on coordinated
investment across land development, infrastructure, construction, mortgage finance, rental housing
and institutional capacity. Financing one component without the others constrains overall housing
supply. Consequently, Government, local authorities, housing institutions, commercial banks,
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pension funds, development finance institutions, private developers and capital markets should
function within a coordinated housing finance ecosystem in which each institution performs
complementary rather than competing roles. International research demonstrates that integrated
housing systems consistently outperform fragmented approaches because they align finance,
institutions and housing delivery within a single framework (Makinde, 2014; Akinwande & Hui, 2022).

13.2.2 Continuous Capital Mobilisation and Flow

The second principle recognises that housing finance should operate as a continuous flow of capital
rather than a once-off funding exercise. Long-term savings from institutional investors should flow
through financial intermediaries into housing development, infrastructure and mortgage lending,
while repayments, rental income and investment returns generate new capital for subsequent
investments. Continuous capital mobilisation improves liquidity, strengthens investor confidence and
enables long-term planning. International experience shows that secondary mortgage markets and
capital market refinancing significantly expand housing finance by connecting primary lenders with
institutional investors (Gete & Reher, 2021).

13.2.3 Capital Recycling

The third principle is that housing finance should recycle capital rather than permanently lock
financial resources into long-term assets. Mortgage repayments and other housing-related cash
flows should be refinanced through structured finance mechanisms such as mortgage-backed
securities, housing bonds and special purpose vehicles. This enables originating institutions to
recover capital and reinvest it in new housing projects. Capital recycling therefore transforms housing
finance into a renewable investment cycle capable of expanding lending capacity without requiring
proportional increases in new public funding. Effective capital recycling, however, depends on
prudent underwriting, transparent asset quality and sound financial regulation (Lea, 2010; Gotham,
2009).

13.2.4 Financial Intermediation

The fourth principle recognises the essential role of financial intermediaries in connecting long-term
institutional savings with housing investment opportunities. Pension funds, insurance companies and
other institutional investors generally prefer diversified, professionally managed investment
instruments rather than direct investment in individual housing projects. Specialised housing finance
institutions, investment funds and structured finance vehicles therefore play a critical role in pooling
assets, managing risk, improving liquidity and transforming housing assets into investment-ready
financial products. Well-functioning financial intermediation broadens access to long-term housing
finance while reducing transaction costs and improving market efficiency (Diamond, 1984; Warnock
& Warnock, 2008).

13.2.5 Risk Sharing and Financial Sustainability

The fifth principle is that housing-related risks should be allocated to the institutions best positioned
to manage them. Government, commercial banks, development finance institutions, private
developers, insurers and capital-market investors each possess different comparative advantages
in managing policy, construction, credit, liquidity and market risks. Appropriate risk-sharing
mechanisms—including guarantees, blended finance, mortgage insurance and credit-enhancement
facilities—can improve the bankability of housing investments while protecting financial
sustainability. At the same time, public support should remain targeted and transparent to avoid
excessive fiscal exposure or moral hazard.
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13.2.6 Housing as a National Investment Ecosystem

The final principle recognises housing as a strategic national investment ecosystem rather than
merely a social expenditure programme. Housing investment stimulates construction, infrastructure
development, employment creation, financial marketdeepening and household wealth accumulation
while contributing to broader economic growth. The proposed National Housing Finance Architecture
therefore integrates Government, financial institutions, institutional investors, developers and capital
marketsinto a coordinated investment ecosystem that continuously mobilises and reallocates capital
to support sustainable housing delivery. This approach enables public resources to play a catalytic
role by attracting significantly larger volumes of private and institutional investment while ensuring
that housing remains affordable, inclusive and aligned with national development objectives.

Together, these six principles establish the conceptual foundation of the proposed National Housing
Finance Architecture. They demonstrate that sustainable housing delivery depends not only on the
availability of capital but also on the existence of institutions and financial mechanisms capable of
mobilising, coordinating, intermediating and recycling that capital efficiently. The following sections
build on these principles by presenting the institutional architecture, financial instruments and capital
flow framework required to operationalise Namibia's proposed National Housing Delivery
Programme.

13.3. Core Architecture of Namibia's National Housing Finance System

Building on earlier principles, this study introduces a comprehensive National Housing Finance
Architecture designed to channel, allocate, intermediate, and recycle long-term capital within
Namibia's housing sector. It recognizes that sustainable housing delivery relies not only on financial
resources but also on a coordinated network linking investors, financial institutions, infrastructure
providers, housing developers, capital markets, and households in a continuous investment cycle.
Recent research shows that housing outcomes depend on the interaction among financial
institutions, land markets, infrastructure, and capital markets, rather than only on mortgage lending
(Lea, 2010; Warnock & Warnock, 2008; Akinwande & Hui, 2022). Unlike traditional models with
independent institutions and limited mortgage lending constrained by individual balance sheets, this
architecture functions as a unified financial ecosystem. Capital flows through interconnected layers,
each with a specific role, to collectively support affordable housing. Financial resources are gathered
from long-term investors, directed through specialized housing institutions and capital-market
mechanisms, invested along the housing value chain, and recycled through loan repayments and
returns to fund further projects. The system consists of four interconnected layers, each with a
designated function within the national housing finance framework.

13.3.1 Housing Finance Origination Layer

The first stage in the proposed housing finance system is the Housing Finance Origination Layer,
serving as the gateway for financial capital entering the housing sector. It converts financial
resources into essential housing assets by providing initial funding for home purchases, residential
projects, affordable housing, and minor upgrades. This stage involves direct interaction between
financial institutions and households, developers, housing agencies, and community groups to
originate loans and investments. Its main role is to generate the financial assets that support the
entire system. Mortgage loans enable households to purchase homes; developer financing supports
new construction; infrastructure funding finances land development and township creation; and
affordable housing finance ensures housing access for low- and moderate-income families.
International research emphasizes that mortgage origination is crucial for a functional housing
finance system, since secondary markets and capital-market instruments depend on a steady flow
of well-underwritten primary housing assets (Lea, 2010; Chiquier & Hassler, 2009).

Namibia's Housing Sector: Challenges, Opportunities and Policy Options Page | 179



Various institutions operate within this layer. Commercial banks provide traditional mortgage and
construction loans. The proposed National Housing Development Corporation oversees large-scale
housing projects. The proposed National Affordable Housing Development Fund improves
affordability through targeted financing and subsidies. Specialized housing finance institutions
expand access to dedicated housing credits. Micro-housing finance providers support incremental
housing improvements. Housing cooperatives enhance collective access to finance for organized
community groups. Together, these entities build mortgage portfolios and housing assets that
underpin the broader housing finance system.

13.3.2 Structured Housing Finance Layer

The second layer transforms individual housing loans into larger, diversified, standardized financial
assets suitable for institutional investors. Because individual mortgage loans are often too small,
illiquid, and costly to manage directly by pension funds, insurance companies, and other institutions,
they must be pooled, standardized, and restructured into investment-grade financial instruments that
meet institutional criteria. This process plays a crucial role in financial intermediation within the
housing finance system by aggregating numerous small loans into diversified portfolios, which
reduces risk through pooling, standardizes documentation, enhances transparency and governance,
improves liquidity, and creates securities that can be traded or financed in capital markets. According
to financial intermediation theory, intermediaries improve capital allocation by reducing information
asymmetries, transaction and monitoring costs, and by converting illiquid assets into marketable
financial claims (Diamond, 1984; Boyd & Prescott, 1986).

This layer includes key institutions such as Special Purpose Vehicles (SPVs), mortgage pools,
housing investment funds, refinancing agencies, housing liquidity facilities, and structured-finance
platforms. Together, they facilitate asset transformation, linking primary mortgage markets with
institutional investors and secondary markets. Global experience shows that efficient secondary
mortgage institutions significantly increase access to long-term housing finance by allowing lenders
to reinvest capital instead of holding mortgages until maturity (Lea, 2010; Almazan et al., 2015).

13.3.3 Capital Market Layer

The third layer activates long-term investment by connecting the housing sector with both domestic
and global capital markets. Housing assets are pooled and converted into investment-grade
portfolios, which can then be financed through various capital-market instruments that attract
institutional investors seeking stable, long-term returns. Its primary aim is to expand housing finance
beyond just commercial bank balance sheets. Instead of relying mainly on deposits for mortgages,
housing assets are transformed into securities that draw in pension funds, insurance companies,
investment schemes, sovereign wealth funds, development finance institutions, and international
investors. This strategy greatly increases available capital for housing projects, diversifies funding
sources, improves market liquidity, and reduces long-term financing costs. Research shows that
countries with more developed capital and secondary mortgage markets tend to have deeper
mortgage markets and better access to housing finance (Warnock & Warnock, 2008; Gete & Reher,
2021). Investment can be channeled through Housing Bonds, Infrastructure Bonds, Mortgage-
Backed Securities (MBS), Asset-Backed Securities (ABS), Listed Housing Funds, and Housing
Investment Trusts. These instruments establish housing as a recognized institutional asset class
offering steady long-term returns while supporting nationwide housing delivery.
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13.3.4 Infrastructure and Supply-Side Financing Layer

The fourth layer provides financing for the infrastructure necessary to support residential
development. This study emphasizes that Namibia's biggest obstacle to expanding housing supply
is the lack of sufficientserviced land. Housing finance alone can't increase housing production if land
remains unserviced or infrastructure development lags behind urban growth. Thus, infrastructure
financing should be viewed as a fundamental part of the national housing system rather than a
separate public-sector task. This includes investments in bulk water supply, sewerage, electricity,
roads, storm drainage, township establishment, and serviced land development. Such initiatives
produce development-ready land that supports both public and private housing projects, reduces
delays, and lowers long-term costs. Evidence indicates that infrastructure and serviced land are
crucial for sustainable housing, especially in fast-growing urban areas (Makinde, 2014; Akinwande
& Hui, 2022). Funding options include the proposed National Housing Infrastructure Fund, local
authorities, development finance institutions, infrastructure bonds, and public-private partnerships
(PPPs). Combining infrastructure and housing finance ensures land servicing, infrastructure, and
housing development proceed simultaneously, reducing bottlenecks, enhancing project viability,
increasing investor confidence, and expanding affordable housing across Namibia.

13.4. Housing Finance Instruments

The proposed National Housing Finance Architecture will be implemented using a variety of financial
tools aimed at attracting long-term investments, boosting liquidity, managing risks, and supporting
continuous housing development. Since no single financing option can meet Namibia’s complete
housing investment requirements or cover every phase of the housing supply chain, a combination
of debt instruments, capital-market securities, structured finance solutions, and specialized
investment vehicles is necessary. Each tool has a distinct yet complementary role within the broader
housing finance system. Housing bonds fund housing projects and mortgages, while infrastructure
bonds support land development and infrastructure needed for housing. Mortgage-backed securities
enable institutional investors to access pooled mortgage assets, and mortgage securitization turns
these loans into tradable securities. Special Purpose Vehicles act as legal entities to hold, finance,
and isolate assets.

Together, these instruments comprise Namibia's financial toolkit for funding large-scale housing
initiatives, reducing dependence on annual government budgets and commercial bank credit over
time. Their rollout should be gradual, supported by appropriate legislation, strong institutions, clear
reporting, reliable issuers, sound assets, and adequate investor protections. Nonetheless, financial
instruments by themselves cannot compensate for inadequate project planning, weak loan
evaluation, or poor institutional governance.

13.4.1 Housing Bonds

Housing bonds are long-term debt securities issued to finance specific housing projects. They allow
governments, municipalities, and housing organizations, including specialized SPVs, to raise long-
term funds from institutional and capital markets. Investors purchase these bonds and receive
regular interest payments until maturity, when the principal is returned. The funds support activities
like affordable housing, mortgage schemes, rental units, incremental housing finance, land
development, student housing, public-sector employee housing, and portfolio refinancing. These
bonds are vital for strengthening national housing finance systems because they provide stable,
long-term funding that aligns with the duration of housing investments. Unlike short-term bank
deposits, which are unsuitable forlong-term assets such as twenty-to thirty-year mortgages, housing
bonds address this mismatch by offering maturities that match housing loan repayment schedules,
thus enhancing the financial stability of housing finance institutions (Warnock & Warnock, 2008).
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Housing bonds present a compelling option for institutional investors such as pension funds and
insurance companies due to their long-term maturities, predictable cash flows, and fixed-income
features that align with these institutions' long-term liabilities. These bonds enable investors to
secure stable, inflation-resistant returns while also fostering national socio-economic growth by
expanding affordable housing. For issuers, housing bonds diversify funding sources, reducing
dependence on traditional bank loans and opening access to both domestic and international capital
markets. This diversification improves financial resilience and broadens the funding pool for housing
investments. The design of housing bonds varies according to issuer objectives and investor
preferences, including traditional fixed-income bonds, government-backed, social, sustainability, and
asset-backed bonds. The increasing global emphasis on ESG investing offers significant
opportunities for housing institutions to issue social or sustainability-linked bonds that finance
projects with measurable social benefits. When promoting these bonds as social or developmental
tools, issuers should clearly define the intended use of proceeds, beneficiaries, eligible project
categories, expected social outcomes, and reporting methods for tracking fund use and impact.
Transparent reporting builds investor confidence and enhances housing's reputation as a socially
impactful investment asset.

Although housing bonds offer many advantages, they do not automatically reduce housing finance
costs. The expense of issuing a housing bond depends on factors like issuer creditworthiness,
security quality, current market interest rates, bond maturity, liquidity, investor demand, and the
financial stability of the housing program. Government guarantees can enhance investor confidence
and lower borrowing costs by addressing credit risk, but they also create contingent fiscal liabilities
that require careful assessment, transparent disclosure, and prudent management to avoid straining
public finances. In Namibia's proposed National Housing Finance Architecture, housing bonds could
become a key instrument for attracting long-term institutional capital to the housing sector. By
connecting pension funds, insurance companies, development finance institutions, and other
investors directly with well-structured projects, housing bonds can significantly increase access to
long-term financing. This can help expand housing supply, bolster mortgage markets, and support
sustainable urban growth. Thus, they are essential for shifting housing finance from mainly a
government-funded social program to an investment-grade asset class that draws substantial private
and institutional investments.

13.4.2 Infrastructure Bonds

Infrastructure bonds are long-term debt instruments used to finance the development of essential
infrastructure that makes land suitable for housing. As highlighted in this study, Namibia faces a
major hurdle in housing due to a lack of serviced land. Without key infrastructure like roads, water,
and sewerage, township development is delayed, costs increase, private investment discourages,
and affordable housing remains hard to achieve. Infrastructure funding should be viewed as a
fundamental element of the National Housing Finance Architecture, not just a public expense.
Insufficient investment hampers even well-funded housing initiatives because land must be properly
serviced first. Funds from infrastructure bonds can support various projects such as water supply,
sewage systems, electricity, roads, stormwater drainage, township development, municipal services,
land surveying, and creating serviced plots. These investments transform raw land into ready-to-
build sites, forming a solid base for housing development. Long-term bonds allow infrastructure costs
to be spread over their lifespan, enabling households, developers, and municipalities to contribute
gradually through future revenues rather than solely relying on government budgets.

Infrastructure bonds can be issued by various public and specialized entities depending on the
project's nature and financing structure. Possible issuers include the Government of Namibia, local
authorities, development finance institutions, the proposed National Housing Infrastructure Fund, or
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infrastructure-specific Special Purpose Vehicles (SPVs) created for large-scale infrastructure
projects. These flexible structures enable financing to be adapted to each project's governance,
ownership, and revenue profiles while expanding access to institutional capital. Repayment relies
on dependable revenue streams that can service the debt throughout the bond's duration, which
may come from government payments, municipal revenues, land sales, development charges,
infrastructure levies, service fees, or other legally recognized income sources. Establishing a
credible repayment plan is crucial, as infrastructure assets often require significant initial investment
and generate returns over time. A solid repayment framework reassures investors that debt will be
honored and helps keep infrastructure projects financially viable.

Although there's a recognized need for improved housing infrastructure, institutional investors are
unlikely to fund infrastructure projects solely based on this. Investment decisions depend on project
planning quality, governance, financial viability, and risk management. For successful infrastructure
bond programs, projects must have detailed feasibility studies, independently verified cost estimates,
realistic timelines, transparent procurement processes, clear revenue streams, and proper risk
allocation for construction, operations, and finance. Investors also require assurance that
infrastructure directly meets verified housing demand and considers household affordability to
ensure long-term housing development. Without these safeguards, infrastructure borrowing could
increase public or municipal debt without actually boosting housing supply or economic benefits.
Poorly prepared projects risk cost overruns, delays, underused assets, and financial losses, which
damage investor confidence and hamper future housing investments. Conversely, well-structured
infrastructure bonds can help governments and municipalities accelerate land development, attract
private and institutional funding, and overcome major barriers to housing delivery.

In Namibia's proposed National Housing Finance Architecture, infrastructure bonds are envisioned
as a vital instrument for funding infrastructure that underpins sustainable housing expansion. These
bonds can attract long-term institutional capital for land development and municipal infrastructure,
thereby improving access to serviced land, accelerating residential projects, increasing municipal
investment capabilities, and supporting large-scale, sustainable housing initiatives. Rather than
solely financing homes, infrastructure bonds lay the essential foundation for establishing a
comprehensive and integrated national housing system.

13.4.3 Mortgage-Backed Securities

Mortgage-Backed Securities (MBS) are investment instruments whose value and cash flows
originate from a pool of residential mortgage loans. Instead of relying on a single borrower's credit,
investors receive payments from the collective principal and interest paid by homeowners in a
diversified mortgage pool. This process transforms mortgage repayments into tradeable securities,
enabling long-term institutional investors to participate directly in housing finance and providing
mortgage lenders with additional funding sources. The process involves bundling qualifying
residential mortgages into a single portfolio, which is then transferred into a separate legal entity,
typically a Special Purpose Vehicle (SPV). This entity issues securities representing claims on the
future cash flows of the mortgage pool. Investors purchase these securities and receive periodic
payments derived from borrower repayments. Mortgage-Backed Securities are not the same as
mortgage securitization; MBS is the final investment product, whereas securitization encompasses
the entire process of pooling, transferring, and issuing these securities. MBS offer a significant
benefit by connecting primary mortgage lenders with long-term institutional investors such as
pension funds, insurance companies, and investment schemes. Usually, mortgage lenders originate
housing loans and hold them until maturity, often twenty to thirty years, tying up substantial capital
and limiting their capacity to issue new mortgages. By securitizing qualifying mortgage portfolios and
issuing MBS, lenders can recover their invested capital and reinvest it into new housing loans. This
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cycle of capital reuse enhances the overall capacity of the housing finance system. Research shows
that increased demand for mortgage assets in the secondary market can substantially stimulate
primary mortgage lending, especially when originators face funding or liquidity constraints (Gete &
Reher, 2021).

Mortgage-Backed Securities (MBS) attract institutional investors because they are supported by
diverse portfolios of residential mortgages secured by real estate. This setup provides relatively
stable long-term cash flows through scheduled principal and interest payments. Diversification
across numerous borrowers lowers the risk of default from any single homeowner, while the
underlying properties add further security. MBS can be tailored with different risk levels by creating
senior and subordinated tranches, allowing investors to select securities that align with their risk and
return preferences and investment objectives. In addition to benefiting investors, MBS help make
the housing finance system more efficient and sustainable. They free up capital from existing
mortgage portfolios, enabling lenders to originate more loans without relying solely on deposits or
wholesale funding. They also diversify funding sources, improve liquidity, facilitate the recycling of
housing finance capital, promote standardization in mortgage documentation and underwriting, and
support an active secondary market for residential mortgage assets. These benefits strengthen the
resilience and capacity of the national housing finance system and expand access to long-term
mortgage credit.

Mortgage-Backed Securities (MBS) do not remove financial risk; instead, they transfer it among
stakeholders like mortgage originators, Special Purpose Vehicles, loan servicers, and investors.
Their success hinges on the quality of the underlying loans, borrower repayment habits, property
values, interest rates, mortgage servicing efficiency, securitization protections, and macroeconomic
conditions. Investor confidence depends not only on security quality but also on the robustness of
legal, regulatory, and institutional frameworks supporting the mortgage market. Lessons from
international experiences highlight the importance of cautious development. The 2007-2008
financial crisis revealed that weak regulation in securitization markets can weaken lending standards
when originators transfer loans without retaining exposure to their long-term performance, as seen
in the "originate-to-distribute” model, which reduced underwriting incentives and contributed to
systemic instability (Keys et al., 2010). Namibia should adopt a careful, well-regulated approach to
developing its MBS market, including strict underwriting standards, transparent loan disclosures,
unbiased property appraisals, strong servicing arrangements, and risk retention rules ensuring
originators share in the long-term performance of the mortgages they issue.

Namibia's proposed National Housing Finance Architecture emphasizes the potential of Mortgage-
Backed Securities (MBS) to channel institutional funds into the housing sector and enhance
mortgage lending capacity. Creating a liquid secondary market for residential mortgages would
facilitate better capital recycling, improve liquidity for lenders, strengthen local capital markets, and
help overcome currentfunding constraints. When designed and regulated effectively, MBS canserve
as a crucial connection between long-term savings and the financing necessary for sustainable,
large-scale homeownership and housing projects in Namibia.

13.4.4 Mortgage Securitisation

Mortgage securitization involves pooling residential mortgage loans, transferring them to a separate
legal entity, and converting them into investment securities sold to capital market investors. This
process is vital in channeling long-term institutional funding into the housing sector by transforming
relatively illiquid mortgage assets into tradable financial instruments. As housing finance systems
develop, securitization provides an alternative funding source that complements traditional balance-
sheet lending and enables mortgage lenders to recycle capital more efficiently. It's crucial to
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distinguish mortgage securitization from Mortgage-Backed Securities (MBS), though they are
related. Securitization covers the entire process of identifying, pooling, legally transferring,
structuring, and financing mortgage assets, while MBS are the financial products created through
this process and purchased by investors. The Special Purpose Vehicle (SPV) is an independent
legal entity that acquires the mortgage portfolio, separates it from the originator, and issues securities
to investors. Together, these components form the foundation of a modern secondary mortgage
market.

A typical mortgage securitisation begins when a commercial bank or housing finance institution
issues residential mortgage loans during their usual operations. Once enough qualifying loans are
collected, these are carefully chosen and pooled into a diversified portfolio based on specific
eligibility criteria. This portfolio then undergoes independent due diligence and valuation to assess
the asset quality and project cash flows. Subsequently, the ownership of the mortgage portfolio is
legally transferred to an SPV, which finances the transfer by issuing Mortgage-Backed Securities to
institutional investors. Although ownership changes, borrowers keep making monthly payments
through a designated loan servicer. These payments are collected and passed to the SPV, which
distributes principal and interest to investors according to the securities’ terms. Selling the mortgages
provides the lender with funds to originate new loans, creating a cycle of capital reinvestment within
the housing finance system. Capital recycling is a key advantage of mortgage securitisation. Unlike
traditional balance-sheet lending, where mortgage institutions hold loans until maturity, often 20 to
30 years, thus tying up significant capital and limiting new loan origination, securitization allows
lenders to release capital earlier by selling mortgage portfolios on financial markets. This shifts the
housing finance system from a reliance solely on bank balance sheets to a broader market-based
approach. Consequently, liquidity improves, lending capacity increases, and the overall efficiency of
financial intermediation for housing is enhanced.

Mortgage securitisation is essential for broadening housing finance by allowing the refinancing of
eligible mortgage portfolios, promoting capital recycling, diversifying mortgage funding sources,
increasing institutional investment in residential properties, standardising mortgage products and
documentation, supporting a secondary mortgage market, and reducing dependence on individual
lenders' balance sheets. By connecting institutional savings directly to housing loans, securitisation
channels long-term capital into the housing sector and strengthens financial system resilience.
Research shows that securitisation can help ease funding and balance-sheet pressures when
financial institutions have more opportunities to extend mortgage lending (Almazan et al., 2015).
However, it is not a universal remedy; it does not automatically lower costs, enhance affordability, or
ensure financial stability. Implementing securitisation programs involves significant legal,
administrative, credit-rating, servicing, accounting, and credit-enhancement expenses, which require
careful assessment of their financial sustainability. International experience suggests that poorly
structured securitisation can lead to agency problems, where mortgage originators focus on loan
sales rather than prudent underwriting. When lenders lack long-term exposure to the loans they
originate, their motivation for meticulous credit evaluation diminishes, raising systemic risks and
weakening investor confidence.

These lessons emphasize the importance of a cautious and properly regulated approach to
mortgage securitisation in Namibia. Instead of aiming for rapid expansion, it is better to grow a
domestic securitisation market gradually, beginning with high-quality residential mortgage portfolios
that have proven repayment histories and conservative underwriting standards. This approach
enables regulators, lenders, and investors to gain confidence and build the institutional capacity
needed for more sophisticated transactions over time. A credible securitisation framework also
depends on a strong legal, regulatory, and institutional foundation, including legislation for the legal
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transfer of mortgage assets, clear rules on ownership and enforcement of mortgage security,
standardised contracts, consistent underwriting practices, dependable borrower and payment data,
independent due diligence of portfolios, skilled and regulated loan servicers, transparent investor
disclosures, risk-retention rules for lenders, suitable accounting and tax policies, and effective
oversight of financial institutions and market players. These measures are essential to protect
investors, maintain market integrity, and ensure securitisation promotes sustainable housing finance
rather than financial instability.

In Namibia's proposed National Housing Finance Architecture, mortgage securitisation should be
integrated as a component of a comprehensive housing finance system rather than viewed as an
isolated transaction. This system encompasses mortgage origination, asset selection, legal transfer,
capital market funding, loan servicing, investor protection, and regulation. When carefully designed
and regulated, mortgage securitization can become a vital part of Namibia's secondary mortgage
market. It can attract long-term institutional capital to sustain ongoing mortgage lending, improve
liquidity for housing finance institutions, bolster domestic capital markets, and significantly enhance
Namibia's capacity to finance affordable and sustainable homeownership.

13.4.5 Special Purpose Vehicles

A Special Purpose Vehicle (SPV) is a legally independent entity designed for a specific financial or
development purpose. In housing, SPVs are crucial for acquiring, holding, managing, or financing
certain assets like mortgage portfolios, affordable housing, rental properties, land development, and
infrastructure projects. Instead of functioning as financial institutions, SPVs offera legal and financial
structure that isolates housing assets, manages risks, and attracts long-term investment from
institutional and market investors. They do not provide direct funding but act as transparent, well-
governed frameworks that facilitate financing. By separating these assets from the parent company's
operations, SPVs create dedicated investment platforms where rights, obligations, cash flows, and
risks are clearly defined. This asset segregation enhances investor confidence, as the investment's
success mainly depends on the cash flows from the housing assets rather than the parent
organization's overall financial condition.

An SPV is essential in mortgage securitisation. It involves a bank or housing finance firm transferring
a qualifying residential mortgage portfolio to an independently managed SPV. This entity finances
the transfer by issuing Mortgage-Backed Securities to institutional investors. Homeowners continue
their mortgage payments through a loan servicer, and the cash flows are directed to the SPV to meet
its investor obligations. This structure enables the original lender to recover capital from existing
mortgage pools and reinvest in new loans, supporting continuous capital recycling in housing
finance. The primary goal of an SPV is to segregate a specific pool of housing assets from the
broader risks tied to the sponsor’s business, operations, and finances. When structured as an
independent, bankruptcy-remote entity, investors are protected from risks unrelated to the underlying
assets. As a result, the investment's success mainly hinges on the quality of the mortgage portfolio,
rather than the overall financial health of the originator. This risk isolation improves transparency,
creditworthiness, and access to long-term institutional investment.

Namibia's proposed National Housing Finance Architecture introduces Special Purpose Vehicles
(SPVs) with diverse roles beyond just mortgage securitisation. These SPVs can be established to
handle mortgage portfolios, issue Mortgage-Backed Securities, raise funds through housing or
infrastructure bonds, finance affordable housing, manage rental housing portfolios, ring-fence land
development projects, structure municipal housing initiatives, support public-private partnerships, or
create dedicated housing investment platforms for institutional investors. Their flexible design allows
for tailored financial arrangements suited to specific projects, while ensuring clear governance,

Namibia's Housing Sector: Challenges, Opportunities and Policy Options Page | 186



transparent financial reporting, and effective risk management. The specific setup of each SPV
varies according to its purpose: a mortgage securitisation SPV mainly acquires residential mortgages
and issues securities; a housing development SPV may purchase land, secure project financing,
oversee construction, and transfer units; an infrastructure SPV might finance municipal and
infrastructural projects; a rental housing SPV would acquire and professionally manage income-
generating residential properties. Despite their different roles, all aim to establish transparent, ring-
fenced investment structures that attract long-term institutional capital.

Creating an SPV alone does not eliminate investment or financial risks. Its success depends on the
legal validity of asset transfers, independence from its sponsor, a bankruptcy-remote structure, and
strong governance and financial management. Investors need to trust that assets are legally binding,
cash flows are protected from unrelated claims, and the entity operates under clear legal and
financial rules. Therefore, all SPVs established under Namibia's proposed National Housing Finance
Architecture should follow solid governance principles. This includes a clear legal purpose,
independent and capable governance, transparent ownership, enforceable rights over assets,
segregated bank accounts and records, independent administration and audits, detailed cash flow
and payment protocols, full disclosures, restrictions on unrelated borrowing or activities, and
procedures for default, restructuring, and dissolution. These governance steps are essential for
protecting investors, ensuring financial integrity, and making sure SPVs serve their intended
purpose.

It is crucial to ensure that SPVs are used solely for legitimate financial and development purposes,
rather than to conceal obligations or circumvent laws. International experience indicates that
mishandled SPVs can be exploited to hide public debt, evade procurement procedures, remove
poor-quality assets from institutional balance sheets, or dodge prudential oversight. This misuse
undermines investor confidence and endangers financial stability. In Namibia's housing finance
system, SPVs should serve as transparent governance structures that oversee cash flows, distribute
risks appropriately, improve accountability, and facilitate access to capital markets. Within the
proposed National Housing Finance Architecture, SPVs are regarded as vital institutional
components, not merely legal entities. By providing dedicated, transparent, and well-managed
platforms for housing investment, they support governments, municipalities, housing finance
institutions, and private investors in structuring complex transactions. This approach enhances
investor trust, protects assets, mobilizes institutional capital, and promotes the sector’s long-term
sustainability. When carefully designed and regulated, SPVs can effectively attract significant
domestic and international investments while transparently managing risks.

13.4.6 Housing Funds

Housing funds are specialized financial institutions or investment vehicles designed to raise,
manage, and allocate long-term capital for housing projects. Unlike typical financial institutions that
primarily fund individual housing transactions, these funds aim to address structural financing gaps
throughout the housing delivery process. Their main role is to pool resources from various sources
and channel them strategically into housing programs aligned with national housing objectives.
International experience indicates that such funds can significantly strengthen housing finance
systems by enhancing coordination, attracting institutional investment, and supporting market
segments often underserved by traditional finance (Chiquier & Hassler, 2009; Lea, 2010). These
funds are capable of financing an entire housing system, covering land acquisition, infrastructure,
construction, mortgage lending, rental housing, urban renewal, and long-term investments each with
specific funding needs, risks, and repayment terms that often go unmet by commercial banks or
public budgets. Consequently, specialized housing funds provide tailored financing tools for different
parts of the sector, promoting coordinated and sustainable capital use.
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The proposed National Housing Finance Architecture encompasses several specialized housing
funds, each with a specific yet complementary function. The National Affordable Housing
Development Fund aims to provide targeted financing, such as concessional loans, blended finance,
and strategic subsidies, to support affordable homeownership for lower- and middle-income
households. The National Housing Infrastructure Fund strives to attract long-term capital for funding
large-scale infrastructure, municipal services, and serviced land development, addressing a critical
bottleneck in Namibia's housing supply. The Housing Liquidity Fund is designed to enhance
mortgage market liquidity by refinancing qualified loans from participating lenders, enabling capital
recycling and increased mortgage lending. An Affordable Rental Housing Fund would encourage
investment in affordable and social rental housing, offering more options for households unable or
unwilling to purchase. Finally, a Municipal Housing Infrastructure Fund could offerlocal governments
long-term financing for residential infrastructure projects, facilitating urban growth, township
development, and sustainable municipal expansion.

These specialized funds can strengthen the diversity and resilience of the housing finance system
by expanding the range of financing options across the housing value chain. Instead of depending
mainly on annual government budgets, funding would originate from a mix of public sources,
institutional investments, development finance, and private-sector participation. Such a varied
funding strategy enhances financial sustainability and eases pressure on public finances.
Additionally, these housing funds provide targeted investment opportunities for pension funds,
insurance companies, development finance institutions, and other institutional investors, which can
access them through professionally managed investment vehicles rather than direct project
investments. To operate effectively, each fund must have a clear institutional identity and mandate.
Vague responsibilities or unclear goals can lead to duplication, inefficient resource use, and lower
accountability. Therefore, each housing fund should have well-defined legislative authority,
governance, investment policies, funding methods, operational models, and performance metrics.
This clarity allows each fund to build expertise and ensures the housing finance system functions
smoothly and cohesively.

The long-term success of specialized housing funds depends not only on financial resources but
also crucially on governance and management quality. Successful funds require professional
management, transparent criteria, independent oversight, prudent risk control, detailed financial
reporting, and strong accountability. Since these institutions manage significant public and
institutional capital, establishing investor trust through good governance is vital for their sustainability
and credibility. Although many housing funds pursue social and developmental goals, they must also
follow sound commercial and financial principles. Developmental aims and financial sustainability
should complement each other rather than compete. Using public resources strategically can attract
more private and institutional investments, instead of replacing market-based finance. Carefully
planned concessional, blended finance, and targeted subsidies can reduce risks, enhance
affordability, attract private capital, and sustain financial discipline, securing the funds’ long-term
viability.

Namibia's proposed National Housing Finance Architecture features specialized housing funds that
serve as central mechanisms for integrating various financing tools into a cohesive national system.
These funds create organizational platforms to mobilize long-term capital, allocate investments
efficiently within the housing sector, promote public-private partnerships, and align financial
resources with national housing objectives. When effectively governed and adequately funded, they
can become the main channels that transform fragmented housing finance programs into a unified,
scalable, and investment-oriented system, ensuring ongoing housing development over time.
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13.4.7 Housing Liquidity Facilities

Housing Liquidity Facilities (HLFs) are specialized refinancing organizations designed to increase
long-term funding options for mortgage lenders and enhance the efficiency of national housing
finance systems. Unlike commercial banks or primary mortgage lenders, HLFs generally do not
directly originate mortgage loans. Instead, they perform long-term refinancing by purchasing eligible
mortgage assets or providing secured funding against qualified portfolios. Their primary purpose is
not to finance housing directly but to improve liquidity within mortgage institutions, promote capital
recycling, and maintain a steady flow of finance in the housing market. A major challenge for
mortgage lenders is that residential mortgage loans are long-term assets, often lasting twenty to
thirty years. Once issued, the lender's capital remains committed until the loan is repaid or
refinanced. As portfolios expand, more capital becomes tied up on balance sheets, restricting the
ability to issue new loans. This problem is especially significant when institutions face regulatory
capital requirements, liquidity issues, or limited access to long-term funding. HLFs address this by
refinancing qualifying mortgage portfolios, enabling lenders to recover capital that would otherwise
be locked in long-term assets. The recovered capital can then be used to fund additional housing
loans, increasing mortgage supply without the need for raising new funds constantly.

Housing Liquidity Facilities are essential components of the housing finance system, providing long-
term funding to mortgage lenders. This increases liquidity in the primary mortgage market, allowing
lenders to offer longer-term loans and facilitating the recycling of housing finance capital. They also
encourage standardisation in mortgage products and underwriting, support the development of
secondary markets, and help create high-quality mortgage assets for securitisation. Collectively,
these activities strengthen the resilience and efficiency of the housing finance system and make
long-term mortgage credit more accessible to households. Although both Housing Liquidity Facilities
and mortgage securitisation enhance market liquidity, they serve different but complementary roles:
securitisation relies on capital-market investors purchasing Mortgage-Backed Securities, while
Liquidity Facilities provide direct refinancing to lenders without immediate securitisation. This makes
them an intermediary step, offering stable funding for mortgage lenders and laying the foundation
for a broader secondary mortgage market.

International experience indicates that Housing Liquidity Facilities have played a vital role in
strengthening mortgage markets across emerging economies. Organizations such as Cagamas
Berhad in Malaysia, the Jordan Mortgage Refinance Company, Nigeria Mortgage Refinance
Company (NMRC), Tanzania Mortgage Refinance Company (TMRC), and Japan Housing Finance
Agency have successfully expanded long-term mortgage financing by refinancing portfolios,
standardizing lending practices, and supporting secondary markets (Chiquier & Hassler, 2009).
These agencies demonstrate that targeted refinancing can enhance market liquidity and alleviate
funding difficulties for primary lenders. Nonetheless, their effectiveness depends on a supportive
legal and regulatory environment, sound underwriting, stable macroeconomic conditions, investor
confidence, and an advanced mortgage market capable of generating quality loans. Refinancing
alone cannot resolve systemic issues such as limited housing supply, inadequate underwriting
standards, uncertain property rights, or inefficient legal enforcement of mortgages. Consequently,
Housing Liquidity Facilities should be integrated into a comprehensive housing finance system rather
than seen as a standalone solution for housing shortages.

Namibia's proposed National Housing Finance Architecture features a National Housing Liquidity
Facility designed to provide a durable institutional mechanism for refinancing eligible mortgage
lenders and strengthening the long-term stability of the housing finance system. This facility will
operate alongside housing bonds, Mortgage-Backed Securities, securitization, and specialized
housing funds to improve capital recycling, increase liquidity in mortgage institutions, and expand
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access to long-term housing finance. It will help lenders restore their lending capacity efficiently,
support ongoing mortgage origination, reinforce domestic financial markets, and address current
funding challenges hindering homeownership growth. Furthermore, the facility will serve as a
strategic link between Namibia's primary mortgage market and its emerging capital market. It aims
to promote standardized lending practices, improve the quality of mortgage assets for refinancing
and securitization, and build investor confidence in the housing finance sector. When well-managed
and adequately capitalized, this facility will become a crucial part of the proposed system, ensuring
long-term savings are reinvested into new mortgages and fostering a sustainable, scalable, and
investment-oriented housing finance system.

13.4.8 Public—Private Partnerships (PPPs)

Public-Private Partnerships (PPPs) are long-term collaborations where government and private
entities work together to finance, develop, operate, or manage infrastructure and public services.
Responsibilities and risks are allocated according to each party's strengths. In housing, PPPs
provide a framework for governments and private partners to pool resources, expertise, and
capabilities, resulting in more efficient housing and infrastructure delivery than either could achieve
alone. Instead of relying solely on public funds, PPPs utilize private-sector capital, technical skills,
innovation, and project management, aligning housing development with national policies. The
rationale for PPPs is that neither government nor the private sector can address the complexities of
modern housing on their own. Governments handle policy, planning, land management, and
infrastructure facilitation, while private firms contribute funding, construction skills, technological
innovation, and operational efficiency. This partnership creates an investment model capable of
mobilizing significantly more financial resources than traditional public funding. Evidence indicates
that PPPs are most effective when risks are assigned to those best equipped to manage them, and
when governance, transparency, and accountability are strong (Yescombe & Farquharson, 2018).

Namibia's proposed National Housing Finance Architecture should see Public—Private Partnerships
not just as procurement tools, but as strategic platforms for investment across the entire housing
delivery process. The government’s role involves creating an investment-friendly environment
through policies, regulations, land assembly and release, providing serviced land and infrastructure,
securing planning approvals, offering targeted subsidies, viability-gap funding when needed, and
deploying guarantees or risk-sharing mechanisms to enhance project bankability. These public
efforts reduce risks, improve affordability, and foster large-scale private investment. Private partners
would contribute equity, project finance, construction expertise, development, operations,
innovation, and asset management. Their involvement introduces commercial discipline, increases
efficiency, and facilitates access to domestic and international capital. A combined approach of
public support, private expertise, and investment can expedite housing delivery, improve value for
money, and lessen government budget pressures.

The PPP model offers versatile options for various housing and urban development projects. These
include township creation, affordable housing for ownership and renting, mixed-income and mixed-
use regeneration projects, municipal infrastructure, serviced land development, student
accommodations, and integrated human settlement programs that combine residential, commercial,
and social facilities in a single framework. Each project type can have its partnership arrangements
customized to match specific features, responsibilities, and financial requirements of the involved
stakeholders.
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A major advantage of carefully structured PPPs is their ability to attract long-term institutional
investment. Pension funds, insurance companies, development finance agencies, and other
institutional investors often hesitate to directly invest in complex construction projects due to
developmental and operational risks. However, PPPs can be designed through investment vehicles
like Special Purpose Vehicles, housing funds, or infrastructure funds, which allocate risks
appropriately and provide investors with stable, long-term cash flows. This structure enables
institutional capital to participate in housing development while fulfilling fiduciary responsibilities and
managing long-term liabilities.

International experience demonstrates that Public—Private Partnerships (PPPs) have significantly
contributed to housing delivery and urban development in countries like Singapore, Malaysia, South
Africa, and the UK. These examples show that collaborative investment models can increase
housing supply, improve infrastructure, and mobilize private sector participation when supported by
appropriate institutional and regulatory frameworks. Nonetheless, evidence also suggests that PPPs
are not inherently successful. Poorly designed partnerships can result in excessive fiscal liabilities,
cost overruns, contractual disputes, weak accountability, or financing arrangements skewed in favor
of one party. Their effectiveness depends on transparent procurement processes, well-defined
contractual responsibilities, balanced risk and reward sharing, strong governance, and effective
regulation (Yescombe & Farquharson, 2018). For Namibia, PPPs could facilitate a shift from
traditional, predominantly government-funded housing programs to a more diverse and collaborative
investment approach that involves public, private, and institutional capital simultaneously. Given the
country's substantial housing backlog and the significant capital requirements outlined in this study,
relying solely on public funds will be insufficient to meet the investment demands over the coming
decades. Consequently, PPPs present a strategic option for the government to harness private
investment while ensuring oversight of national housing objectives.

Within the proposed National Housing Finance Architecture, Public—Private Partnerships should be
seen as lasting institutional relationships rather than isolated contracts. Their function extends
beyond project procurement to combine public policy, commercial investment, institutional finance,
and technical expertise into a cohesive housing delivery system. When well-structured and
effectively governed, PPPs can accelerate housing construction, improve access to serviced land,
enhance infrastructure, increase capital mobilization, and promote long-term sustainability of
Namibia's housing finance system. In this way, they become a key mechanism to transform housing
from mainly a public-sector duty into a shared national investment partnership that supports
inclusive, sustainable, and large-scale housing development.

13.5. Capital Flow Framework: Mobilising and Recycling Capital Across the Housing
Finance System

The Capital Flow Framework translates the key principles, institutional structure, and financial tools
discussed earlier into a practical financing cycle. Section 13.2 highlights six core principles of the
proposed National Housing Finance Architecture: integration, ongoing capital mobilization, recycling,
financial intermediation, risk sharing, and viewing housing as a national investment ecosystem.
Section 13.3 organizes the system into four interconnected layers: housing finance origination,
structured finance, capital markets, and infrastructure and supply-side finance. Section 13.4 details
specific instruments and vehicles such as housing bonds, infrastructure bonds, mortgage-backed
securities, securitization, SPVs, housing funds, liquidity facilities, and public-private partnerships for
capital mobilization and transfer. Section 13.5 describes how capital movesfrom investors to housing
delivery and back, creating the operational link between principles, institutional layers, and financial
instruments. The architecture’s success relies not only on resources and instruments but also on
ensuring efficient, continuous, and well-governed capital flows within the housing system. A modern
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housing finance system should operate as an interconnected financial ecosystem, mobilizing long-
term savings, channeling funds through intermediaries, supporting the housing supply chain, and
recycling returns into new investments.

This integrated approach aligns with the World Bank’s view that sustainable housing finance markets
depend on morethan just individual mortgage offerings. Success requires coordinated effortsamong
primary lenders, reliable funding, effective risk management, strong legal and regulatory
frameworks, and connections between mortgage markets and long-term capital sources (Chiquier &
Lea, 2009; World Bank Group, 2016). The Bank emphasizes that developing mortgage and housing
finance markets should be linked to land supply, infrastructure, housing production, and household
affordability, rather than functioning as a standalone financial sector (Hammam, 2013). Unlike
traditional balance-sheet lending, where institutions originate and hold mortgages until maturity, this
framework allows for refinancing, pooling, transferring, or securitizing qualifying housing assets. As
a result, capital invested in mortgages, infrastructure, and housing development is not permanently
tied up in the asset’s lifespan. With proper underwriting, transparent asset transfers, and effective
regulation, capital can be recovered and reinvested into future housing projects.

The framework does not suggest that capital can be recycled endlessly without costs or risks. Each
cycle depends on factors like asset performance, payment collections, investor confidence,
transaction costs, market liquidity, and the financial health of involved institutions. While recycling
capital increases financing capacity by shortening the period assets remain on balance sheets, it
does not eliminate risks such as credit, liquidity, interest rates, or market fluctuations. The capital
flow system includes nine interconnected, sequential stages. Although these stages are shown in a
logical order, capital can enter through various routes and flow simultaneously across multiple
institutions. For example, infrastructure finance might mobilize before mortgage finance, and
specialized housing funds may directly receive capital from government, development finance
institutions, or investors. This framework should be seen as an integrated capital-flow network rather
than a strictly linear process.

13.5.1 Stage 1: Capital Mobilization from Long-Term Investors

The housing finance cycle starts with raising long-term investment funds from both domestic and
international sources. These investors supply the financial resources necessary for the subsequent
stages of the process. The goal at this stage is to direct some of the long-term savings into well-
structured housing and infrastructure projects, while also meeting the fiduciary, prudential, and return
standards of the investing entities. Namibia has a large amount of domestic savings managed by
pension funds, insurance companies, collective investment schemes, commercial banks, and other
financial institutions. As shown in Chapter 12, the size of these assets offers a significant potential
funding source for national housing projects. However, having institutional savings does not
guarantee investmentin housing; investors need appropriate financial products, trustworthy issuers,
sufficient scale, transparent governance, predictable cash flows, and risk-adjusted returns aligned
with their investment goals.

The World Bank has noted that pension funds can finance housing through various instruments such
as mortgage bonds, bonds issued by mortgage liquidity facilities, mortgage-backed securities,
covered bonds, and housing investment funds. These tools allow institutional investors to gain
exposure to housing markets without directly originating or managing individual mortgage loans
(World Bank, 2019). Similarly, IFC highlights that insurance companies, pension funds, and other
institutional investors are important demand drivers for long-term local-currency bonds, given the
availability of suitable issuers, market infrastructure, and investable securities (IFC, 2018). Housing
investments are appropriate for long-term institutional investors because mortgages, rental
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properties, and some infrastructure assets produce cash flows over long periods, aligning with the
long-duration liabilities of pension funds and life insurers. However, the suitability of housing
investments varies based on factors like structure, liquidity, credit quality, duration, regulatory
considerations, and potential risk-adjusted returns. Therefore, housing should not be considered
automatically appropriate for every institutional investor.

Most institutional investors typically avoid direct involvement in individual homes, mortgage loans,
or small-scale residential projects. Such direct investments entail high transaction costs,
concentrated project risks, and responsibilities for loan management and asset oversight. Instead,
they prefer to invest via professionally managed, standardized instruments that pool assets, diversify
risk, and offer clear contractual rights. The World Bank and IFC highlight that standardization,
aggregation, and reproducible investment structures are vital for drawing institutional capital into
emerging-market opportunities (World Bank, 2023; IFC, 2019). The main sources of long-term
capital in this framework include:

e pension funds;

e insurance companies;

e development finance institutions;

e commercial banks;

e sovereign or state investment institutions;

e collective investment schemes;

e international financial institutions;

o bilateral and multilateral development partners; and

o specialist impact, infrastructure and housing investors.

Each investor category participates based on its mandate and risk tolerance. Pension funds and
insurers tend to invest in high-rated long-term bonds or senior securities. Development finance
institutions may offer anchor investments, concessional funding, guarantees, or subordinated
capital. Commercial banks typically provide construction loans, mortgage financing, warehouse
facilities, or bond investments. International development agencies support market development
through technical assistance, credit enhancements, blended finance, or catalytic capital. In early
market stages, development finance institutions play a key role by absorbing risks that commercial
investors may avoid, supporting standardization, and establishing a credible transaction history.
According to a World Bank study, DFIs help develop housing investment instruments with risk and
return profiles that attract private investors, thus crowding in rather than replacing commercial capital
(World Bank, 2022).

This stage fundamentally applies the principles of ongoing capital mobilisation, risk sharing, and
viewing housing as part of an investment ecosystem. It mainly aligns with the Capital Market Layer
outlined in Section 13.3.3 and serves as the financial foundation for various instruments such as
housing bonds, infrastructure bonds, specialized funds, and structured-finance vehicles detailed in
Section 13.4. Without this initial long-term capital mobilisation, the rest of the system would lack the
necessary resources to fund serviced land, infrastructure, housing development, mortgage lending,
and affordable rental options.

13.5.2 Stage 2: Capital Mobilisation through Housing Bonds and Infrastructure Bonds

Once institutional, public, and development capital has been mobilised, the next step in the National
Housing Finance Architecture is to transform these financial resources into investable instruments
suitable for large-scale housing projects. This process involves issuing housing bonds and
infrastructure bonds, which turn funding needs for housing and infrastructure into marketable debt
securities that long-term investors can buy. As outlined in Sections 13.4.1 and 13.4.2, these
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instruments create a vital connection between capital providers and housing delivery institutions.
Therefore, Stage 2 focuses on operationalising the capital-market instruments described earlier,
while also bridging the financial gap between the Capital Market Layer (Section 13.3.3) and the
Infrastructure and Supply-Side Financing Layer (Section 13.3.4) of the architecture. Housing bonds
and infrastructure bonds serve complementary yet distinct roles in the housing finance ecosystem.
Housing bonds raise long-term funds specifically for activities like mortgage lending, affordable
homeownership programs, rental housing, housing construction, refinancing, and other residential
investments. These bonds can be issued by specialized housing entities, development finance
institutions, governmentbodies, municipalities, housing funds, or SPVs, and convert housing finance
needs into investable securities. This allows institutional investors to directly finance residential
projects and helps housing institutions secure long-term capital that aligns with the lifespan of
housing assets.

Infrastructure bonds are crucial for funding the essential infrastructure that enables residential
development. Their funds support the creation of bulk water and sewerage systems, electricity
networks, roads, storm-water drainage, township setup, municipal services, and the development of
serviced plots. These investments lay the physical groundwork necessary for housing construction
and tackle one of Namibia's key housing delivery constraints. Without proper infrastructure and
serviced land, simply increasing mortgage finance won't lead to new housing because households
and developers lack suitable land to build on. Clearly distinguishing between housing bonds and
infrastructure bonds is vital for the success of the National Housing Finance Architecture. Housing
bonds mainly support residential assets and mortgage programs, while infrastructure bonds finance
the infrastructure needed to prepare land for housing. Despite different roles, they depend on each
other: expanding mortgage finance without investing in serviced land and infrastructure is unlikely to
boost housing supply and may raise land and property prices. Conversely, infrastructure investment
alone can leave land undeveloped if households and developers can't access affordable financing.
Effective housing delivery requires coordinated investment in both housing finance and infrastructure
development.

This integrated approach aligns with international best practices. The World Bank's housing sector
framework highlights that effective housing finance systems must simultaneously address demand-
side finance, housing supply, land administration, and supporting infrastructure. Merely increasing
mortgage credit without easing supply-side constraints can drive demand faster than housing
production, causing prices to rise instead of improving affordability (Hammam, 2013). Therefore, the
proposed National Housing Finance Architecture directs long-term capital toward both end-user
housing finance and necessary infrastructure investments for sustainable residential growth. In this
framework, the domestic bond market serves three key functions: first, it transforms long-term
institutional savings into investment capital used by housing agencies, infrastructure funds,
municipalities, development finance institutions, and others, creating a direct link between savings
and productive investment in housing and urban infrastructure. Second, it diversifies funding sources
by reducing reliance on government budgets and commercial bank balance sheets, thus enhancing
resilience through multiple long-term funding streams capable of supporting sustained investment.
The IFC emphasizes that domestic bond markets are vital for mobilizing local savings, widening
investment participation, and providing long-term, local-currency financing for development, which
decreases dependence on external borrowing and short-term funding. Third, bond issuance
enhances transparency, market discipline, and accountability by requiring issuers to adhere to
standards of financial disclosure, governance, and reporting. Investors demand clear information on
bond use, financial health, security measures, developmental goals, and risks. These disclosure
standards bolster institutional accountability, strengthen market confidence, and promote more
efficient investment allocation within the housing sector.
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Housing bonds and infrastructure bonds should not be seen as automatic replacements for
government funding or as always being cheaper sources of finance. The cost of issuing bonds
depends on many factors, such as the issuer's credit rating, bond maturity, market liquidity, the
security quality, investor interest, and current macroeconomic conditions. When government
guarantees, subsidies, credit enhancements, or other public supports are used to boost bond appeal,
these should be transparently disclosed, accurately assessed, and managed carefully to keep fiscal
risks manageable. The funds raised from these bonds can be allocated to various institutions and
financing channels within the National Housing Finance Architecture. This includes the proposed
National Affordable Housing Development Fund, the National Housing Infrastructure Fund, a
National Housing Liquidity Facility, local infrastructure programs, mortgage providers, housing
development corporations, affordable rental housing investors, and specialized housing or
infrastructure SPVs. By channeling capital through dedicated institutions with specific mandates, the
system ensures effective resource allocation across different stages of housing development, while
upholding transparency and accountability.

Stages 1 and 2 together establish the core financial structure of the National Housing Finance
Architecture. In Stage 1, long-term capital is identified, mobilized, and attracted from institutional,
public, and development investors. Stage 2 then converts housing and infrastructure financing needs
into investable debt instruments, allowing capital to flow into the housing finance system.
Collectively, these stages set the groundwork for later phases, where capital is channeled through
specialized housing institutions, used in housing projects, and recycled to ensure ongoing
investment in Namibia's housing sector.

13.5.3 Stage 3: Financial Intermediation through Special Purpose Vehicles and Structured
Finance Entities

Once capital is mobilized via housing bonds, infrastructure bonds, and other investment tools, it must
be directed through institutional and legal frameworks that convert investor funds into financing for
mortgage portfolios, infrastructure projects, and housing developments. Stage 3 thus serves as the
financial intermediation element of the National Housing Finance Architecture. It establishes the
institutional channels through which the capital raised from investors is organized, managed, and
allocated to housing assets in a transparent, efficient, and commercially sustainable way. This stage
operationalizes the principle of financial intermediation from Section 13.2.4, aligns with the
Structured Housing Finance Layer in Section 13.3.2, and implements the Special Purpose Vehicle
(SPV) and mortgage securitisation mechanisms discussed in Sections 13.4.4 and 13.4.5. Financial
intermediation is essential because investors usually do not fund individual housing projects or
mortgage portfolios directly. Instead, specialized legal entities and structured finance arrangements
offer the institutional platforms for pooling investment capital, organizing housing assets, allocating
risks, and managing cash flows. These structures build confidence for institutional investors to
participate in housing finance by ensuring investments are governed by clearlegal rights, transparent
governance, and professionally managed financial systems.

This stage centrally involves Special Purpose Vehicles (SPVs), which are legally separate entities
created for specific financial purposes. Their function is determined not by a single transaction type
but by the particular financing structure they support. An SPV may issue bonds for housing or
infrastructure, applying proceeds to eligible projects, acquire mortgage portfolios from lenders, hold
land, residential or infrastructure assets, issue Mortgage-Backed Securities or other asset-backed
instruments, handle mortgage repayments, rental income, or project revenues, ring-fence assets
and liabilities, or serve as an investment platform for multiple investors in a housing program. Rather
than acting as traditional financial institutions, SPVs serve as legal and financial vehicles that
organize assets, liabilities, and cash flows to enable efficient investment and prudent risk
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management. Their operation varies depending on the financing structure. For example, in mortgage
securitization, an SPV purchases qualifying residential mortgage loans from originators, finances
this by issuing Mortgage-Backed Securities to investors, and manages mortgage repayments from
homeowners through a loan servicer, distributing payments to investors according to security terms.
This setup allows mortgage lenders to recycle capital and gives investors exposure to diversified
pools of residential mortgage assets.

Other types of structured finance involve the SPV playing several key roles. In a housing bond deal,
the SPV might issue bonds and use the proceeds for specific affordable housing projects, rental
portfolios, or residential developments. For infrastructure, the SPV could own and operate
infrastructure assets, enter construction and operational agreements, and repay investors via
municipal revenues, land sales, availability payments, or other contractual cash flows. This flexible
SPV structure allows customized financing arrangements suited to various housing and
infrastructure projects while ensuring transparency and legal clarity. Besides their legal functions,
these entities perform vital roles such as aggregating small housing assets into large portfolios to
attract institutional funds, isolating specific assets and liabilities from unrelated risks, standardizing
legal and financial documentation, organizing cash flow priorities, supporting independent
trusteeship, creating diverse risk-return investment options, enabling asset refinancing, and linking
primary housing finance institutions with domestic capital markets. These functions help make
housing assets, which might be illiquid otherwise, into feasible long-term investment opportunities
for institutional investors.

International experience shows that effective structured finance relies on strong legal and
institutional foundations. The World Bank highlights key prerequisites such as asset segregation,
legal certainty, standardisation, dependable loan servicing, and investor protection for successful
mortgage securitisation and housing finance in emerging markets (Chiquier, Hassler, & Lea, 2004).
Similarly, the International Finance Corporation has used structured finance products to help
financial institutions optimize capital, transfer specific risks, and attract a broader range of investors.
However, these structures work best when legal frameworks are in place, assets are transparent
and trustworthy, and governance standards are high (IFC, 2026). The use of Special Purpose
Vehicles (SPVs) improves risk allocation by separating construction, mortgage credit, infrastructure,
and issuer risks into distinct investment structures. Still, establishing an SPV does not remove
investment risk. The creditworthiness of any structured finance deal depends on the quality of the
underlying assets, enforceability of ownership and security rights, reliability of cash flow projections,
competence of loan servicers or project managers, and effectiveness of credit-enhancement
features. Investors focus on the asset quality and governance details rather than just the existence
of the SPV.

To ensure that structured finance strengthens Namibia's housing finance system's stability and
credibility, all SPVs within the proposed National Housing Finance Architecture must adhere to strict
legal and regulatory standards. These standards should specify clear and legally limited purposes,
transparent ownership and governance structures, enforceable asset-transfer processes,
independent trusteeship and management, segregated bank accounts and financial records,
standard financial reporting, strict asset eligibility criteria, independent valuation and due diligence,
limits on unrelated borrowing and commercial activities, comprehensive investor disclosure, and
ongoing prudential and regulatory oversight. These governance measures foster investor
confidence, uphold financial integrity, and ensure that structured finance genuinely supports
developmental and investment goals. Stage 3 serves as the institutional link between capital
mobilization and deployment. While earlier stages focus on identifying and mobilizing long-term
investment capital through capital markets, this stage structures that capital into legally sound and
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professionally managed investment vehicles capable of efficiently and transparently financing
housing assets. By converting investor funding and housing assets into structured portfolios, Stage
3 establishes the institutional framework for confident capital flow into mortgage lending,
infrastructure projects, affordable housing programs, and other elements of the housing delivery
system. In this way, financial intermediation becomes the key process connecting long-term capital
with the actual delivery of housing, ensuring that the National Housing Finance Architecture functions
as an integrated, scalable, and sustainable financing system.

13.5.4 Stage 4: Allocation through Specialized National Housing Institutions and Funds

After capital mobilisation and structuring, the fourth stage of the National Housing Finance
Architecture involves allocating funds to specialized institutions that finance various parts of the
housing delivery system. At this point, capital shifts from financial markets and structured finance
vehicles to operational entities that support housing development, infrastructure, mortgage
refinancing, and affordability programs. This stage marks the transition from financial intermediation
to actual capital deployment within the housing sector. It links the Structured Housing Finance Layer
and Capital Market Layer described in Sections 13.3.2 and 13.3.3 with the Housing Finance
Origination Layer and Infrastructure and Supply-Side Financing Layer in Sections 13.3.1 and 13.3.4.
Additionally, it operationalizes the specialized housing funds and refinancing institutions discussed
in Sections 13.4.6 and 13.4.7.

The main goal at this stage is to ensure that funds raised from governments, institutional investors,
development finance institutions, and capital markets are not funneled through a single financing
channel. Instead, they should be distributed based on the specific needs, risk profiles, and cash flow
expectations of various stages in the housing creation process. Housing finance is inherently diverse.
Financing large infrastructure projects is fundamentally different from providing mortgage loans,
affordable homeownership options, rental housing, or construction financing. As a result, an
integrated housing finance system necessitates specialized institutions with clear mandates that can
allocate capital appropriately, considering the unique features of each housing sector. This aligns
with the principles of integrated housing finance outlined earlier in this chapter and is supported by
international experience, which shows that effective systems allocate resources through institutions
best suited for each type of housing activity.

Capital can access these specialized institutions through various channels, such as direct
government funding, investments, housing and infrastructure bond proceeds, development finance,
concessional funding, Special Purpose Vehicles (SPVs), blended finance models, and Public—
Private Partnerships (PPPs). Notably, the proposed National Housing Finance Architecture does not
require all capital sources to route through an SPV before reaching the operational housing delivery
institutions. SPVs serve specific legal and financial purposes like asset ring-fencing, project
financing, securities issuance, or asset pooling. However, in many instances, capital can flow directly
from investors, development finance institutions, governments, or bond issuers to the relevant
housing agency. This approach ensures flexibility, allowing different financing structures to be
chosen based on each transaction’s needs while minimizing unnecessary institutional complexity.

A key aspect of the proposed system is the distinct separation between housing organizations,
specialized financing bodies, and mortgage refinancing entities. Each plays a unique role within the
overall housing finance framework, helping to keep responsibilities clear and reduce overlap. The
National Housing Development Corporation would serve as the main agency responsible for
implementing housing projects across the country. Its duties would extend beyond construction to
include planning, coordination, and financing of large-scale residential developments, strategic
housing programs, and collaborations with local governments, private developers, and community
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groups. As the central implementing body, the Corporation would turn development funds into actual
housing units, serviced land, and integrated settlements aligned with national housing goals.
Supporting this role, the National Affordable Housing Development Fund would provide targeted
financial support for affordable housing, using concessional loans, blended finance, guarantees,
viability-gap funding, and focused subsidies to improve affordability for lower- and middle-income
households. Instead of replacing commercial finance, the Fund would intervene selectively in cases
where market failures or affordability issues hinder access to housing finance, thereby encouraging
private investment while meeting social objectives.

The proposed National Housing Infrastructure Fund would specifically finance the essential
infrastructure needed to enable residential development. Its investments would cover bulk water
supply, sewerage, electricity distribution, roads, storm-water drainage, township setup, municipal
services, and serviced land for housing. By focusing solely on infrastructure funding, the Fund aims
to tackle a major structural barrier to housing delivery in Namibia. Without ongoing investment in
housing-related infrastructure, increases in mortgage funding or construction won't lead to more
housing, as developable land remains scarce. Conversely, the proposed National Housing Liquidity
Facility would serve a different purpose. Unlike the National Housing Development Corporation or
specialized housing funds, it wouldn't directly finance building projects or infrastructure. Instead, it
would support the primary mortgage marketby refinancing qualifying mortgage portfolios from banks
and approved lenders. This would free up capital locked in long-term mortgage assets, enhancing
liquidity in banks, encouraging more mortgage lending, and fostering a sustainable secondary
mortgage market.

At the local government level, establishing a dedicated Municipal Housing Infrastructure Fund, or a
municipal financing window within the National Housing Infrastructure Fund, would provide long-term
funding for township establishment, serviced-land development, and municipal infrastructure
projects. Considering the scale of infrastructure needs and the limited institutional capacity of many
local authorities, creating a municipal financing window during the initial phase may prove more
efficient and cost-effective than setting up a separate institution. As municipal housing programs
grow, this financing mechanism could develop into a dedicated institution if operational and
investment demands grow. To support homeownership efforts, an Affordable Rental Housing Fund
would attract both debt and equity investments for developing and managing affordable and social
rental housing long-term. Unlike mortgage finance, which relies on repayments from individual
borrowers, rental housing investments deliver steady cash flows through rental income managed by
professional property managers. This fund would broaden housing options for households and offer
institutional investors stable, long-term, income-generating opportunities.

Together, these specialized institutions guarantee that each significant financing gap in the housing
delivery process is met by an institution tailored for that specific purpose. Different aspects such as
housing infrastructure, affordable homeownership, rental options, mortgage refinancing, and large-
scale residential projects each demand unique sources of capital, repayment strategies, governance
structures, and risk management techniques. Assigning each financing role to an institution with a
clear mandate enhances accountability, boosts operational efficiency, and ensures the effective
allocation of financial resources across the entire housing value chain.

International experience underpins this tailored institutional strategy. The World Bank consistently
highlights that sustainable housing finance systems need coordinated efforts addressing both
demand and supply aspects of the housing market. Mortgage finance alone won't solve housing
shortages unless it is coupled with investments in serviced land, infrastructure, and affordability
programs (Chiquier & Lea, 2009; World Bank Group, 2016). Likewise, the International Finance
Corporation emphasizes that effective housing finance ecosystems depend on specialised financial
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intermediaries capable of mobilising institutional capital and filling specific financing gaps along the
housing value chain (IFC, 2024). These insights underscore the importance of institutional
specialisation as a key element of a robust national housing finance system. Therefore, directing
capital through specialised institutions serves multiple strategic purposes: matching each finance
source with its optimal housing application, managing risks within capable institutions, enhancing
governance and accountability through clear mandates, and reducing duplication and fragmentation
in housing finance efforts. Instead of centralising all financing within one institution, this framework
fosters a network of specialised entities working together within a cohesive national structure.

Stage 4 serves as the core of the National Housing Finance Architecture, turning capital from
financial markets into specific financing programs managed by specialized national institutions. Each
institution focuses on a particular aspect of housing delivery. This stage puts into action the principles
of integration, financial intermediation, institutional specialization, risk sharing, and targeted capital
deployment discussed earlier. It ensures that long-term investments translate into effective housing
solutions in a way that is efficient, accountable, and financially sustainable.

13.5.5 Stage 5: Housing Finance Origination

After capital is allocated through specialized housing institutions and funding sources, the fifth phase
of the National Housing Finance Architecture focuses on housing finance origination. This phase
involves converting financial resources into loans, investments, and other financial products that
directly facilitate housing development. It aligns with the Housing Finance Origination Layer detailed
in Section 13.3.1 and marks the point where mobilized capital begins to produce concrete economic
and social benefits. During housing finance origination, investment capital is transformed into
mortgage loans, construction funding, infrastructure financing, and other productive financial assets,
leading to the development of serviced land, housing units, and urban infrastructure. This stage goes
far beyond traditional residential mortgages. A robust housing finance system must cover the entire
housing delivery value chain by offering a variety of financial products tailored to meet the needs of
households, developers, contractors, municipalities, and housing institutions. These products
include residential loans, construction finance, developer funding, infrastructure and affordable
housing finance, rental housing loans, serviced-land finance, housing microfinance, cooperative
housing finance, credit guarantees, and blended finance mechanisms. Each instrument plays a
specific role in supporting the housing system, ensuring financial resources are available at every
stage of housing development and use.

Financial products originate from various institutions, each reflecting different housing market
segments. Commercial banks mainly provide residential mortgage and construction loans to formally
employed households and established developers. Developmentfinance institutions and specialized
national agencies finance affordable housing, strategic residential projects, and other underserved
areas. Local authorities secure infrastructure funding for township creation, serviced land, and
municipal services. Additionally, specialized lenders, cooperative institutions, and microfinance
providers offer incremental housing finance to lower-income and informal economy workers. This
diversified origination approach enables institutions to leverage their expertise, expanding access to
housing finance and enhancing resource allocation efficiency. This diversified approach aligns with
international best practices in housing finance. The International Finance Corporation highlights that
effective systems rely on a variety of complementary financing options, not just traditional mortgage
lending.
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Affordable housing finance, developer funding, construction loans, rental housing finance, and
housing microfinance each contribute significantly and reinforce each other in expanding access to
suitable housing for various income groups and market segments (IFC, 2024). A system that
depends only on conventional mortgages is unlikely to satisfy the needs of households with irregular
incomes, early-stage development projects, or infrastructure initiatives that require alternative
financing methods.

Housing finance origination serves key roles in the proposed National Housing Finance Architecture.
It first transforms financial resources into legally binding financial assets mortgage loans create
secured claims backed by residential property, while developer loans, construction financing, and
infrastructure funding establish contractual claims supported by project revenues, development
agreements, or other recognized repayment mechanisms. This process turns financial capital into
income-generating assets that support long-term investments and capital recovery. Second, it
directly finances the creation of physical housing. Construction loans enable developers and
contractors to build residential units, infrastructure finance supports the development of serviced
land and municipal infrastructure, and residential mortgage lending allows households to buy
completed homes. Thus, financial capital is converted into tangible improvements in housing stock
and urban development. Third, housing finance origination provides the essential financial assets for
subsequent stages of the architecture. Well-originated mortgage portfolios, construction loans, and
other assets form the foundation for refinancing, mortgage securitization, and capital recycling.
Secondary market instruments like Mortgage-Backed Securities and liquidity facilities rely on the
quality of assets created at the origination stage; effective underwriting, documentation, servicing,
and management are crucial, making the strength of the secondary housing finance market
dependent on the quality established initially.

The long-term viability of the National Housing Finance Architecture depends on disciplined and
prudent lending practices. Weak underwriting standards, poor borrower assessments, or inadequate
loan documentation cannot be remedied simply by transferring assets into Special Purpose Vehicles,
housing funds, or securitisation structures. Capital markets depend on the quality of the underlying
financial assets; if these assets are poorly originated, investor confidence drops, refinancing
becomes more costly, and capital recycling mechanisms are significantly undermined. Therefore,
sustainable housing finance starts with sound loan origination, not complex financial engineering.
Housing finance institutions should uphold strict underwriting standards, including prudent
affordability evaluations, reliable income verification, independent property appraisals, standardised
documentation, effective portfolio management, and ongoing borrower monitoring. These principles
are widely recognized as essential for stable, sustainable housing systems because they protect
both borrowers and investors while maintaining mortgage portfolio performance (Chiquier & Lea,
2009; World Bank Group, 2016). Consistent underwriting standards also support refinancing and
securitisation by ensuring mortgage portfolios meet uniform eligibility and investor expectations.

Recognizing the diversity of Namibia's housing market is equally vital. Household income patterns
differ greatly, especially where many rely on informal work, seasonal jobs, or small businesses.
Conventional mortgage financing alone is insufficient for these households, as many cannot meet
income verification or affordability standards. The proposed National Housing Finance Architecture
thus uses a diversified strategy, combining traditional mortgage loans with incremental housing
finance, rental schemes, serviced land loans, housing microfinance, cooperative housing finance,
and targeted affordability programs. This wider array of financial tools improves access to housing
and aligns solutions with various household income profiles. Within the overall capital flow
framework, Stage 5 is crucial, linking financial markets with physical housing delivery. Here,
investment capital is converted into productive housing assets that generate future income through
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mortgage repayments, rent, developer payments, and other contractual income. These cash flows
support refinancing, securitisation, and capital recyclingin later stages, completing the financial cycle
that sustains ongoing housing investment. Housing finance origination is more than just lending; it is
the engine of the National Housing Finance Architecture, turning long-term capital into sustainable
housing and creating the financial assets essential for the entire system.

13.5.6 Stage 6: Housing Delivery and Household Access

Stage 6 marks the point where financial capital translates into tangible housing results. It is the key
implementation phase of the National Housing Finance Architecture, where the financial structures,
institutions, and investment mechanisms developed earlier culminate in the delivery of housing,
serviced land, and supporting infrastructure. This stage links the National Housing Finance
Architecture outlined in this chapter with the Integrated National Housing Delivery and Investment
Framework introduced in Chapter 11. While earlier stages focus on mobilizing, structuring, and
allocating funds, Stage 6 shows how these resources are converted into completed housing
developments and better access to adequate shelter for households across various income levels.
It finances a broad range of activities necessary for sustainable human settlements, including land
acquisition and servicing, township establishment, infrastructure development, development of
serviced residential plots, affordable housing, traditional residential projects, rental units, incremental
housing, informal settlement upgrades, and urban regeneration. These investments aim to create
integrated communities, emphasizing that adequate housing involves not just constructing dwellings
but also providing infrastructure, public services, and secured tenure.

Housing finance alone does not create houses; it is just one part of a complex housing delivery
system that requires well-coordinated efforts among public and private entities. Effective housing
delivery relies on efficient land management, responsive planning, good municipal governance,
prompt infrastructure development, skilled developers and contractors, reliable financial institutions,
and capable housing agencies. Weaknesses or delays in any of these areas can limit housing
production, regardless of available finance. Therefore, the success of the National Housing Finance
Architecture depends on how well it integrates with the wider institutional systems outlined in Chapter
11. This approach aligns with international housing policy and finance practices. The World Bank
emphasizes that housing finance should be linked with land markets, infrastructure, planning, and
housing supply. Expanding mortgage finance without addressing supply-side challenges often leads
to increased demand and higher property prices, not more housing (Chiquier & Lea, 2009; Hammam,
2013). Thus, the proposed National Housing Finance Architecture intentionally combines demand-
side funding with investments in land, infrastructure, and housing production to ensure that access
to finance is matched by the creation of new housing.

This stage emphasizes that households need different housing solutions based on their income,
employment, and preferences. The architecture supports a broad housing continuum rather than just
homeownership. Conventional mortgages are suitable for households with stable incomes and
borrowing capacity. Targeted subsidies and blended finance programs boost access to affordable
homeownership for lower- and middle-income groups. Serviced plots allow households to build
homes gradually as they save, while microfinance helps with small-scale housing improvements.
Rental housing, both affordable and social, meets the needs of those unable or unwilling to buy.
Housing cooperatives encourage collective ownership, and upgrading programs improve conditions
in informal settlements. By offering this range of options, the architecture recognizes that sustainable
housing policies must include various pathways to secure tenure and adequate shelter.
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The idea of affordability extends beyond just the purchase price or monthly mortgage payments for
a home. Housing should be considered affordable only when households can sustainably cover all
costs associated with living and maintaining their homes without hindering their ability to afford other
essential expenses. These costs encompass mortgage or rent, municipal rates and service fees,
utility bills, transportation, and other basic household costs. Globally, best practices define housing
affordability as the ratio of total housing expenses to disposable household income, not merely the
purchase price (World Bank Group, 2020). This broader view is especially vital in Namibia, where
high transport costs, municipal charges, and infrastructure gaps can substantially increase the true
cost of housing for many families. Housing delivery extends beyond social benefits to act as a
significant catalyst for economic growth. Investing in housing energizes multiple sectors such as
construction, manufacturing, building materials, transport, engineering, professional and financial
services, and municipal infrastructure. It generates jobs, supports small and medium enterprises,
boosts local economic activity, and enhances national income through multiplier effects. Thoughtfully
planned housing investments also increase urban productivity, bolster municipal revenues, and
improve labour market efficiency by allowing households to live closer to jobs and essential services.
Therefore, housing is not just a social necessity but also a vital economic asset that fosters inclusive
growth and supports broader national development.

Stage 6 marksthe point where financial investments lead to tangible development outcomes, serving
as the foundation for monitoring and evaluating the performance of the National Housing Finance
Architecture. Key performance indicators include completed housing units, delivered serviced
residential plots, households accessing housing finance, improvements in housing affordability,
development of affordable rental units, upgrading of informal settlements, completion of
infrastructure projects, mobilization of private and institutional capital, and housing investment's
contribution to employment, GDP, and broader economic growth. Tracking these indicators helps
policymakers and investors determine if financial resources are effectively translating into housing
and development results. Consequently, Stage 6 represents the culmination of the housing finance
process, transforming mobilized capital into completed housing, serviced land, and better living
conditions for Namibian households. It also triggers the financial returns that sustain the system over
time. Mortgage repayments, rental income, developer repayments, and other project cash flows
generated by housing assets at this stage provide the resources needed for investor repayment,
refinancing, and capital recycling in future stages. Therefore, housing delivery is both the primary
goal of the financing system and its foundation for long-term financial sustainability.

13.5.7 Stage 7: Mortgage Repayments and Cash Flow Generation

The seventh stage of the National Housing Finance Architecture shifts focus from housing delivery
to ensuring long-term financial sustainability. At this point, the housing assets financed earlier start
generating predictable, recurring cash flows that support the entire housing finance system. This
stage operationalizes the principle of continuous capital flow stated in Section 13.2.2 by showing
how completed housing investments yield ongoing financial returns, enabling capital to be recovered,
reinvested, and recycled. Instead of marking the end of financing, housing delivery now marks the
start of a continuous financial cycle that encourages future housing investments. After households
move into completed homes, rental properties become operational, and infrastructure projects are
commissioned, initiating multiple income streams within the housing finance system.
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The main source is regular mortgage payments from homeowners, complemented by rental income
from affordable and social housing, repayments from housing developers, lease payments,
infrastructure service charges, land sale proceeds, municipal revenues from serviced developments,
and returns from housing funds and other financing bodies. Together, these recurring income
streams form the financial backbone essential forthe long-term sustainability of the National Housing
Finance Architecture.

A key feature of the proposed architecture is that it shifts housing from a one-time public expense to
a self-sustaining financial system. Traditional grant-funded housing programs allocate government
funds once to support housing delivery, funds that are not recovered for future use. While these
programs can meet social goals, they depend heavily on ongoing budget allocations and are
susceptible to fiscal constraints. Conversely, the National Housing Finance Architecture is designed
as a revolving investment system where housing assets continuously generate income to replenish
the capital pool. Mortgage repayments gradually recover the original loan amounts, rental income
funds maintenance and growth of affordable housing, developer repayments support development
finance, and revenues from infrastructure help sustain and expand housing-related infrastructure.
This creates a renewable source of financing capable of supporting multiple investment cycles.
Economically, mortgage repayments comprise principal and interest. The principal gradually
restores the initial capital lent, ensuring funds are available for future loans, while interest covers the
lender’s costs, risk compensation, and associated operational expenses. As mortgage portfolios
mature and show consistent repayment, their cash flows increase in reliability, improving their
attractiveness for refinancing, securitisation, and other capital market financing strategies.

Predictable and stable cash flows are essential forthe growth of modern housing finance systems.
The World Bank highlights reliable mortgage repayments as a key factor that helps attract long-term
institutional investors, supports secondary mortgage markets, and facilitates sustainable refinancing
(Chiquier & Lea, 2009). Likewise, the International Finance Corporation stresses that consistent
repayment performance is vital for creating investable housing assets that appeal to pension funds,
insurance companies, and other institutional investors seeking stable long-term returns (International
Finance Corporation, 2024). Investors are drawn not just to housing assets but to the certainty and
predictability of their cash flows. However, achieving stable cash flows depends on several
interconnected factors, including prudent loan underwriting, borrower affordability, employment
stability, property values, effective loan management, macroeconomic conditions, and overall
housing market health. Rising unemployment, declining property values, poor credit assessments,
or inadequate loan servicing can increase arrears and defaults, undermining investor confidence
and impairing the financial performance of housing institutions. Since the proposed National Housing
Finance Architecture relies on continuous capital recycling, maintaining the integrity of these cash
flows is crucial for the system’s sustainability.

Therefore, maintaining effective portfolio management is crucial throughout each housing finance
asset's lifespan. Mortgage lenders, housing funds, and other involved institutions should have
comprehensive systems for loan oversight, borrower communication, arrears management,
restructuring when needed, portfolio tracking, credit risk evaluation, and transparent financial
reporting. Early detection of repayment issues, along with suitable borrower support and careful risk
management, can lower default rates while safeguarding social outcomes and financial stability.
Regular portfolio monitoring also offers investors, regulators, and policymakers the insights needed
to evaluate the housing finance system's health and implement timely adjustments.
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Besides ensuring financial sustainability, steady housing cash flows boost confidence in the wider
investment community. Reliable repayment performance enhances mortgage portfolios' credit
quality, improves the marketability of housing finance assets, and underpins refinancing, mortgage
securitisation, and other capital marketactivities. Ultimately, the returns generated at Stage 7 benefit
not only individual housing loans but also support the ongoing growth and development of the entire
housing finance sector.

Stage 7 functions as the financial core of the National Housing Finance Architecture. It converts
completed housing investments into reliable income streams, forming the cash-flow basis for capital
recovery, investor repayment, refinancing, and future housing funding. These steady financial
returns enable the system to advance to later stages of capital recovery and recycling. This process
transforms housing finance from a one-time funding method into a continuous, self-sustaining
investment cycle, supporting long-term housing delivery and economic growth in Namibia.

13.5.8 Stage 8: Capital Market Recycling

The eighth stage of the National Housing Finance Architecture operationalizes the principle of capital
recycling outlined in Section 13.2.3. It marks the point where mature housing finance assets are
refinanced, securitized, or transferred via capital market mechanisms, allowing financial institutions
to recover capital and reinvest it into new housing projects. This stage is crucial for the architecture's
long-term viability because it shifts housing finance from a one-time lending activity to an ongoing
investment cycle. Instead of waiting for thirty-year mortgage loans to mature before recouping
capital, institutions can recover and redeploy funds much earlier. As mortgage portfolios mature and
show reliable repayment performance, they become high-quality financial assets capable of
supporting refinancing and attracting institutional investors. These assets have predictable cash
flows, proven repayment histories, and manageable risk profiles, making them suitable for secondary
market financing. Rather than holding these assets until final repayment, originating institutions can
free up capital through various refinancing methods, such as using a National Housing Liquidity
Facility, issuing mortgage-backed bonds, transferring portfolios to Special Purpose Vehicles (SPVs),
or securitizing them into Mortgage-Backed Securities (MBS). These mechanisms enable institutions
to unlock capital from long-term loans while continuing to service the mortgages.

Recycling capital greatly boosts liquidity in the housing finance sector. In a traditional balance-sheet
lending system, each mortgage reduces the lender's available capital for years, limiting new loan
origination. Capital recycling addresses this issue by refinancing or transferring mature mortgage
assets into the capital markets, with the proceeds restoring the lender's funds. This process
enhances lending capacity and allows ongoing mortgage issuance without needing extra public
funds, shareholder equity, or institutional capital. As a result, a self-sustaining cycle develops where
existing housing assets fund the development of new ones, increasing the efficiency and scalability
of the housing finance system.

International experience highlights the crucial role of capital recycling in developing sustainable
housing finance systems. The World Bank views secondary mortgage markets as key tools that
enable financial institutions to extend long-term housing finance by renewing lending capacity
through refinancing and securitisation (Chiquier & Lea, 2009). Likewise, the International Finance
Corporation emphasizes that robust domestic capital markets are vital for mobilizing institutional
savings, diversifying funding sources, and ensuring the long-term viability of housing finance
systems (International Finance Corporation, 2024). These insights show that mature housing finance
systems rely not only on effective loan origination but also on efficient capital recovery and
redeployment mechanisms. In the proposed National Housing Finance Architecture, capital recycling
can be facilitated through several complementary mechanisms designed to enhance liquidity and
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broaden access to housing finance. These include refinancing mortgage portfolios via the proposed
National Housing Liquidity Facility, issuing bonds to raise long-term funding, transferring qualifying
portfolios to Special Purpose Vehicles for securitisation, and offering Mortgage-Backed Securities
forinstitutional investors. Development finance institutions may also refinance select portfolios, and
investors can acquire interests in established housing assets through specialized investment
vehicles. Although these mechanisms differ in structure and operation, they all aim to recover
invested capital while ensuring the sustainability and stability of housing finance.

The success of capital recycling hinges on the quality of the housing finance assets involved.
Refinancing and securitisation distribute, rather than eliminate, financial risks among different
participants in the system. Therefore, effective capital market recycling relies on careful mortgage
underwriting, clear legal frameworks, dependable loan servicing, investor trust, sound governance,
proper regulation, and stable macroeconomic conditions. Portfolios with weak standards, poor
documentation, or bad repayment histories cannot be converted into high-quality investments simply
by packaging into Mortgage-Backed Securities or placing in Special Purpose Vehicles. Ultimately,
the value of any securitised or refinanced asset depends on the quality of the underlying mortgages
and the predictability of cash flows. The 2007-2008 Global Financial Crisis underscored the
importance of sound lending practices, as over-reliance on securitisation, declining underwriting
standards, and poor risk assessment contributed to market collapse. Research by Keys, Mukherijee,
Seru, and Vig (2010) showed that weakened incentives in originate-to-distribute models can
undermine investor confidence and financial stability. These lessons highlight that complex financial
structures cannot make up for poor credit quality and that effective capital recycling must be
grounded in prudent lending and strong regulation.

Namibia's proposed capital recycling framework should be approached cautiously, emphasizing
financial stability and investor confidence. Initially, refinancing and securitization should focus on
high-quality, well-performing mortgage portfolios that are transparently disclosed, independently
valued, and backed by strong risk-retention, supervision, and investor protections. Capital recycling
should complement, not replace, disciplined mortgage underwriting and prudent credit management.
By only including high-quality assets in the secondary market, the framework canfoster investor trust
and avoid the systemic issues seen in some international markets. Stage 8 functions as the ongoing
mechanism for the National Housing Finance Architecture to replenish its funds. It transforms mature
housing finance assets into new investment capital, allowing housing institutions to fund multiple
generations of mortgage lending and development without relying solely on new public funds.
Simultaneously, capital recycling expands Namibia's domestic capital market, creates more
opportunities for institutional investment, and helps develop a sustainable secondary mortgage
market. Thus, Stage 8 completes the financial cycle by linking long-term savings to continuous
housing investment, maintaining a scalable, resilient housing finance system capable of supporting
long-term national housing goals.

13.5.9 Stage 9: New Housing Finance Origination

The final stage completes the capital cycle within the proposed National Housing Finance
Architecture by returning recovered funds to the Housing Finance Origination Layer as described in
Section 13.3.1. After progressing through capital mobilisation, financial intermediation, housing
delivery, cash-flow generation, and capital recycling, resources are now ready to fund a new wave
of housing projects. This stage enacts the principles of ongoing capital mobilisation, flow, and
recycling outlined in Section 13.2 by showing how recovered funds are repeatedly reinvested to
support long-term housing delivery. Instead of ending the financing process, Stage 9 starts a new
investment cycle, making the architecture a permanent, self-reinforcing housing finance system.
After refinancing, securitisation, and other capital recovery methods, funds return to banks, housing
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institutions, funds, development finance institutions, and other intermediaries. These entities then
reinvest recovered capital into new mortgage lending, construction, developer finance, infrastructure,
affordable housing, serviced-land development, rental housing, and other housing finance products.
The same capital that funded one generation of housing assets is reused to support future
generations, greatly boosting the productivity and sustainability of the nation's housing finance
system.

The proposed National Housing Finance Architecture stands out from traditional housing finance
systems by enabling ongoing reinvestment. Unlike conventional models that depend heavily on
repeated government funding or the slow repayment of mortgage loans before new lending can take
place, this approach establishes a revolving investment ecosystem. It continuously circulates capital
within the housing sector by mobilizing long-term institutional savings, investing in housing assets,
recovering funds through predictable cash flows, refinancing via capital markets, and reinvesting in
new housing projects. Consequently, the same financial resources can support multiple cycles of
housing investment, rather than being depleted after a single use.

This revolving financing model gradually boosts national housing finance capacity. Each investment
cycle allows financial institutions to recover capital for more mortgage lending, developers to secure
funding for new residential projects, municipalities to access resources for infrastructure and land
development, and households to enjoy a wider variety of housing options. Crucially, this growth
happens without proportionate increases in government spending or public debt. By recycling capital
constantly through the financial system, this framework improves both the scale and sustainability of
housing delivery over time.

International experience highlights the significance of a continuous investment approach. The World
Bank notes that sustainable housing finance systems rely on institutions capable of mobilizing,
allocating, and recyclinglong-term capital, rather than depending solely on recurring public subsidies
or government-funded housing initiatives (Chiquier & Lea, 2009). Likewise, the International Finance
Corporation describes mature housing markets as those with diverse funding sources, active
secondary mortgage markets, participation from institutional investors, and financial mechanisms
that continually replenish lending capacity (International Finance Corporation, 2024). These traits
allow housing finance systems to grow over time while ensuring financial stability and reducing
reliance on fiscal resources. In Namibia's proposed National Housing Finance Architecture, Stage 9
is more than just the final step in a financing process; it signals the start of a new investment cycle.
The architecture functions as an integrated national investment ecosystem where domestic and
international savings are consistently transformed into housing assets, generating predictable
financial returns. These cash flows then support ongoing rounds of housing investment, with each
mortgage, infrastructure project, rental development, or affordable housing program helping to
reinforce the financial system's capacity for future housing delivery.

This cyclical model concretely represents the six core principles outlined in Section 13.2. Continuous
capital mobilization attracts new investments into the housing sector, while steady capital flow
ensures efficient movement of financial resources across various institutional layers. Financial
intermediation involves specialized institutions that manage different financing functions, and risk
sharing distributes financial risks to parties best equipped to handle them. Capital recycling
replenishes lending capacity through refinancing and secondary market activities. Additionally, long-
term investment aligns the housing finance system with the investment horizons of institutional
investors and promotes sustainable national growth.
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These principles function as an interconnected system rather than separate mechanisms.
Completing Stage 9 shows that housing should be viewed less as a recurring fiscalburden and more
as a productive investment capable of delivering social benefits and sustainable financial returns.
Housing investments, which create assets that enhance household well-being, boost economic
activity, and generate predictable cash flows, support ongoing investment. As these returns are
reinvested, the housing finance system grows larger, more liquid, and more resilient.

The proposed National Housing Finance Architecture creates a lasting investment cycle where
capital is consistently mobilized, invested, recovered, refinanced, and reinvested to facilitate
increased housing delivery. This sustainable framework decreases reliance on government
spending in the long run, bolsters Namibia's domestic capital markets, encourages greater
participation from institutional investors, and boosts the housing sector's role in promoting inclusive
economic growth. By maintaining this ongoing cycle of capital mobilization and reinvestment, Stage
9 shifts housing finance from a one-time funding approach to a vibrant national investment system
that supports continuous housing provision and long-term socio-economic progress.

13.6. Conclusion

This chapter developed a comprehensive National Housing Finance Architecture to support the
implementation of Namibia's proposed National Housing Delivery Programme. Building on the
integrated housing delivery framework presented in Chapter 11 and the housing investment
framework developed in Chapter 12, the chapter demonstrated that Namibia's housing challenge is
not primarily a shortage of capital, but rather the absence of a coordinated financial architecture
capable of mobilising, allocating, intermediating and continuously recycling long-term investment
across the housing value chain. The chapter established six foundational principles for a modern
housing finance system, namely integration, continuous capital mobilisation, capital recycling,
financial intermediation, risk sharing, and housing as a national investment ecosystem. These
principles informed the design of an institutional architecture that aligns the roles of Government,
local authorities, specialised housing institutions, development finance institutions, commercial
banks, institutional investors, private developers and capital markets within a single coordinated
financing system. The chapter further identified a complementary set of financial instruments—
including housing bonds, infrastructure bonds, mortgage-backed securities, securitisation, Special
Purpose Vehicles, housing funds, liquidity facilities and Public—Private Partnerships—that
collectively expand the range of financing options available to support housing delivery.

The principal contribution of this chapter is the proposed Capital Flow Framework, which
demonstrates how long-term savings can be mobilised, invested, recovered and reinvested through
a continuous financing cycle. Rather than relying predominantly on repeated government budget
allocations, the framework establishes a sustainable investment model in which housing finance
operates as a revolving system capable of supporting successive generations of housing delivery.
This approach strengthens the capacity of the housing finance system while improving the efficient
use of both public and private capital.

The chapter further argues that financing the proposed N$147.75 billion National Housing Delivery
Programme will require a partnership between Government, institutional investors and the private
sector. Government's role is therefore repositioned from being the principal financier of housing to
becoming a strategic enabler that provides the policy, regulatory and institutional environment
necessary to attract and coordinate significantly larger volumes of domestic and international
investment. In this way, public resources become catalytic, leveraging institutional capital to finance
housing, serviced land and supporting infrastructure on a much larger scale.
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More broadly, the proposed National Housing Finance Architecture repositions housing from being
viewed primarily as a recurrent social expenditure to being recognised as a productive national
investment sector that contributes to economic growth, financial market development, employment
creation, infrastructure investment and household wealth creation. By integrating housing policy,
financial markets, institutional investment and housing delivery within a single financing framework,
the proposed architecture provides a practical and scalable model for supporting sustainable housing
delivery and long-term national development.

Having established the financial architecture required to mobilise and sustain investment in housing,
the next chapter turns to the institutional and policy reforms necessary to operationalise this
framework. It sets out the governance arrangements, implementation mechanisms and policy
actions required to translate the proposed National Housing Finance Architecture into an effective

national housing finance system.
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PART V: THE WAY FORWARD

The final part translates the study's findings into practical policy action. Building on the empirical
evidence, institutional diagnosis and integrated housing delivery framework developed in the
preceding chapters, it presents the strategic reforms required to transform Namibia's housing sector
into a more efficient, coordinated and financially sustainable system. Rather than proposing isolated
policy interventions, this part consolidates the study's findings into a comprehensive national housing
reform agenda. The recommendations recognise that sustainable housing delivery requires
simultaneous reforms across multiple dimensions of the housing system, including institutional
governance, land administration, infrastructure provision, housing finance, capital market
development, regulatory modernisation and diversified housing delivery. By integrating these
reformsinto a coherent policy framework, the study provides a practical roadmap for progressively
reducing Namibia's housing backlog while strengthening the long-term performance and resilience
of the housing sector.

This part comprises two chapters. Chapter 14 presents comprehensive policy recommendations
covering institutional reform, housing finance, land administration, infrastructure development,
regulatory efficiency, housing affordability and implementation priorities. The recommendations are
designed to strengthen institutional coordination, improve housing delivery, mobilise long-term
investment and establish housing as a strategic driver of inclusive economic growth and sustainable
urban development. Chapter 15 concludes the study by synthesizing its principal findings,
highlighting its conceptual, empirical and policy contributions, and reaffirming the central proposition
that Namibia's housing challenge is fundamentally a systems challenge rather than simply a
construction challenge. The chapter emphasizes that lasting improvements in housing delivery will
depend on building an integrated housing ecosystem in which land development, infrastructure,
finance, institutions, regulation and housing delivery function as mutually reinforcing components of
a single national housing system. Together, these chapters provide policymakers, local authorities,
financial institutions, private developers, institutional investors and development partners with a
practical and evidence-based roadmap for transforming Namibia's housing sector into a more
inclusive, affordable, diversified and investment-ready system capable of supporting the country's
long-term socioeconomic development objectives.
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CHAPTER 14: POLICY RECOMMENDATIONS

14.1. Introduction

The earlier chapters have shown that Namibia's housing issues stem from systemic weaknesses
across the entire housing delivery system, not just isolated institutional, financial, or policy failures.
While Namibia has put in place a comprehensive set of policies, laws, and institutions for housing,
the sector's performance is hindered by fragmented institutional arrangements, insufficient serviced
land, limited infrastructure funding, lack of long-term investment, regulatory inefficiencies, and
overdependence on traditional housing finance models. These issues have kept the housing backlog
growing despite various policies and programs. The analysis indicates that Namibia's main problem
is systemic, not merely a construction challenge. Increasing annual housing production alone will
not fix the underlying structural problems. Achieving sustainable, large-scale housing requires an
integrated National Housing System where land management, spatial planning, infrastructure,
finance, capital markets, institutional coordination, regulations, and diverse delivery mechanisms
work together as parts of a cohesive national ecosystem. Building on this diagnosis, Chapters 11,
12, and 13 laid out the foundational concepts for a new National Housing System. Chapter 11
introduced a comprehensive National Housing Delivery Framework that covers the entire housing
value chain, from land acquisition to long-term property management. Chapter 12 redefined housing
as a strategic investment asset class, capable of attracting institutional capital while yielding strong
economic and social benefits. Chapter 13 then outlined a National Housing Finance Architecture
aimed at creating a continuous cycle of capital mobilization, financial mediation, investment,
refinancing, and recycling, ensuring sustainable long-term financing for housing delivery.

This chapter aims to turn the study's findings into practical policy recommendations for implementing
the proposed National Housing System. Unlike earlier chapters that analyzed current conditions and
developed conceptual and institutional frameworks, this section offers a cohesive set of strategic
policy actions to operationalize those frameworks. The recommendations are presented as
interconnected reforms that collectively enhance the institutional, financial, regulatory, and
governance aspects of Namibia's housing sector. Importantly, they do not propose replacing
Namibia's existing housing policy structure but rather aim to modernize, strengthen, and integrate
current legislation, institutions, and policies into a more cohesive, investment-focused housing
system. Many suggestions build on principles already embedded in the National Housing
Development Act, the National Housing Policy, the Mass Housing Programme Blueprint, and other
national development plans. The main contribution of this study is to unify these policy directions into
a comprehensive implementation framework to support ongoing large-scale housing delivery.

This chapter's recommendations target seven key areas vital for the successful rollout of Namibia's
proposed National Housing System. These areas include reforming institutions and governance,
updating legislative and regulatory frameworks, financing sustainable housing infrastructure,
implementing the National Housing Finance Architecture, diversifying affordable and social housing
methods, and establishing strong monitoring, evaluation, and housing information systems.
Together, these strategies form a practical roadmap to transform Namibia's housing sector from a
fragmented, program-driven approach into a coordinated, financially sustainable, and investment-
oriented system. This system aims to reduce the housing backlog gradually while fostering inclusive
economic growth and social development. Ultimately, these recommendations seek not only to
enhance housing delivery but to elevate housing as a crucial sector for national development. When
applied in an integrated way, they will build institutional capacity, create effective financing and
regulatory mechanisms, and strengthen governance supporting the Mass Housing Programme as
Namibia's permanent National Housing Framework and ensuring a resilient housing sector capable
of meeting current and future needs.
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Recommendation 1: Establish an Evidence-Based National Housing Backlog and Housing
Needs Assessment Framework

The Government of Namibia should formally discontinue the use of the long-standing estimate of
approximately 300,000 housing units as the national housing backlog unless it is supported by a
transparent, evidence-based methodology. This study has demonstrated that the commonly cited
backlog figure has been widely adopted in national policies, strategic plans and public discourse
without a clearly documented calculation framework or nationally agreed definition of what
constitutes the housing backlog. Consequently, housing planning, resource allocation and policy
evaluation have been undertaken using a benchmark whose empirical basis remains uncertain. The
study recommendsthat Government officially adopt the revised housing backlog estimate of 270,318
housing units as the national planning benchmark. Unlike previous estimates, this figure is derived
from the 2023 Population and Housing Census and applies a transparent methodology that
distinguishes between the quantitative housing backlog requiring new housing units and broader
housing challenges such as informal settlements, overcrowding, inadequate housing quality and
deficiencies in basic services. This distinction provides a more accurate basis for planning housing
delivery while recognising that not all housing challenges require the construction of new dwellings.
Government should further establish a National Housing Backlog and Housing Needs Assessment
Framework that provides standardised definitions, methodologies and reporting procedures for
measuring housing demand. The framework should clearly distinguish between:

o the quantitative housing backlog requiring additional housing units;

o qualitative housing deficits requiring upgrading or rehabilitation;

o informal settlement upgrading requirements;

e serviced land demand:;

e rental housing demand; and

o future housing demand arising from population growth, urbanisation and household
formation.

The framework should assign responsibility for the regular measurement and publication of housing
indicators to the proposed National Housing Observatory in collaboration with the Namibia Statistics
Agency, local authorities and other housing institutions. Housing backlog estimates should be
reviewed periodically following each Population and Housing Census and supplemented by annual
administrative and municipal housing data to ensure that housing policies remain responsive to
changing demographic and economic conditions. Adopting an evidence-based national housing
benchmark will improve policy credibility, strengthen investment planning, enhance budget allocation
and enable more accurate monitoring of national housing programmes. It will also provide
Government, investors, local authorities and development partners with a common planning
framework, ensuring that housing policy is guided by reliable data rather than historical estimates.
Ultimately, a transparent and regularly updated housing needs assessment framework will support
more effective decision-making and contribute to the development of a sustainable, accountable and
evidence-based National Housing Delivery System.

Recommendation 2: Adopt the Mass Housing Programme as Namibia's Permanent National
Housing Framework

Namibia's Government should officially establish the Mass Housing Programme (MHP) as the
nation's enduring housing policy and implementation structure. Instead of viewing it as a program
tied to a specific presidential term or political cycle, the MHP should be embedded as Namibia's
long-term National Housing Framework, allowing successive administrations to steadily meet the
country's housing needs. Housing delivery should be seen as a continuous priority for national
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development, demanding consistent policies, stable institutions, long-term strategies, and ongoing
investment rather than sporadic projects launched by different governments. This study reveals that
Namibia's housing issue is primarily a sector-wide challenge, not just a construction problem.
Therefore, solutions should focus on creating a permanent national housing system that can reliably
provide serviced land, infrastructure, housing finance, and affordable homes through coordinated
institutional efforts. The Mass Housing Programme offers the most suitable platform for developing
such a system.

This study's analysis confirmsthat the core vision of the Mass Housing Programme remains relevant
and fitting. The Blueprint correctly identified Namibia's need for a comprehensive national effort to
increase housing supply, enhance affordability, generate employment, boost economic
development, attract public and private investments, improve housing finance, and foster sustainable
settlements. The Program's systems approach, acknowledging that successful housing delivery
depends on more than construction alone, includes serviced land, infrastructure, housing finance,
institutional coordination, public-private partnerships, and capital mobilization. These principles align
closely with the National Housing Delivery Framework, Housing Investment Framework, and
National Housing Finance Architecture outlined in this research. Findings also reveal that the main
issue with the Mass Housing Programme was not its strategic goals or targets but rather
implementation weaknesses such as limited serviced land, municipal infrastructure funding gaps,
fragmented institutional roles, underdeveloped housing finance, regulatory inefficiencies, and
insufficient long-term investment. These challenges should not be seen as flaws in the Program's
vision but as institutional learning opportunities that now allow the Government to modernize the
Program by strengthening the underlying systems.

This study further shows that the Mass Housing Programme was initially designed as an eighteen-
year national project aligned with Vision 2030, not as a short-term effort limited to a single
presidential term. The first phase, carried out under President Hifikepunye Pohamba, aimed to
develop institutional structures and test implementation systems. Insights from this phase guided
later efforts under President Hage Geingob, during whose administration Namibia saw its fastest
growth in formal housing stock since independence. The programme continued under President
Nangolo Mbumba, with President Netumbo Nandi-Ndaitwah's pledge to deliver 10,000 houses
annually aligning with the original target of about 10,278 units per year. This pattern indicates that
successive governments have consistently prioritized housing, despite differing implementation
methods. Therefore, the study recommends that the housing initiatives of the Eighth Administration
should be viewed as the next phase of the ongoing Mass Housing Programme, rather than a
separate initiative. Just as Namibia's National Development Plans are continuously executed across
administrations with a shared national vision, the Mass Housing Programme should serve as a
permanent framework, allowing future governments to adapt strategies based on economic shifts,
demographic changes, technological advances, and lessons learned. Maintaining this continuity
would help retain institutional knowledge, boost investor confidence, minimize policy uncertainty,
and establish a stable long-term environment to attract sustained domestic and international
investment.

Institutional continuity doesn't mean maintaining the same implementation model. The Mass Housing
Programmerequires athorough modernization based on the study's insights and recommendations.
Proposed reforms—such as turning the National Housing Enterprise into a National Housing
Development Corporation, creating a National Housing Infrastructure Fund, establishing a National
Affordable Housing Development Fund, adopting the proposed National Housing Finance
Architecture, and developing housing bonds, infrastructure bonds, mortgage-backed securities, and
housing liquidity facilities—should all be incorporated into the broader Mass Housing Programme.
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These institutional reforms aim to transform the program from mainly construction-focused to
Namibia's lasting National Housing System. Housing delivery would then shift from isolated projects
or institutions to a coordinated, integrated housing sector where land management, infrastructure,
finance, capital markets, institutional coordination, private sector participation, and long-term
investments function together as a unified national system. This systems approach supports the key
conclusion that Namibia's housing challenge cannot be solved through isolated building effortsalone
but requires a coordinated, sector-wide functioning.

Institutionalising and modernising the Mass Housing Programme as Namibia's permanent National
Housing Framework would create a predictable, integrated, and financially sustainable housing
system. This system would consistently attract investment, increase housing supply, enhance
affordability, and gradually reduce the national housing backlog. More significantly, it would shift the
perception of housing from just a social initiative to a strategic sector vital for national development,
fostering economic growth, job creation, capital market growth, urban transformation, household
wealth building, and sustainable socio-economic progress.

Recommendation 3: Implement an Integrated National Housing System through
Comprehensive Institutional Reform

The Government of Namibia should carry out comprehensive institutional reforms to create a fully
integrated National Housing System. This system would coordinate housing policy, land
development, infrastructure investment, housing finance, capital mobilisation, and housing delivery
within a single framework. Findings from this study show that Namibia's housing challenge is not
mainly due to weak institutions but rather to the lack of a cohesive system in which all parts of the
housing value chain work together effectively. Although Namibia has many institutions involved in
housing delivery, they mostly operate independently, leading to fragmented planning, duplicated
responsibilities, inefficient use of resources, implementation delays, and limited housing output. The
institutional framework presented here indicates that large-scale successful housing delivery
requires specialized institutions with complementary roles within a unified housing ecosystem.
Therefore, reform should focus not only on strengthening existing agencies but also on clearly
defining their mandates and improving coordination across the sector. The goal is to transform the
current array of independent institutions into a cohesive National Housing System capable of
continuously providing serviced land, infrastructure, housing finance, and affordable housing at
scale.

The National Housing Enterprise (NHE) should be upgraded to a National Housing Development
Corporation (NHDC) with a broader mandate. It would oversee strategic housing development, large-
scale land acquisition, infrastructure planning, affordable housing, mortgage market growth, housing
finance innovations, public-private partnerships, institutional investments, and the implementation of
the Mass Housing Programme. This role would make the NHDC Namibia's main agency for
coordinating housing delivery, working with government, local authorities, private developers,
financial institutions, and investors. To address infrastructure as a major housing obstacle, the
government should establish a dedicated National Housing Infrastructure Fund to finance essential
infrastructure like roads, water, sewerage, electricity, and stormwater systems. Funded by
government capital, bonds, development finance, pension funds, and private sector investments,
this fund would offer a predictable and long-term financing solution. Separating infrastructure funding
from annual budgets would help municipalities and developers accelerate serviced land delivery and
overcome key bottlenecks in housing development.
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The government should further restructure the existing Build Together Programme into a National
Affordable Housing Development Fund focused on financing housing options for low-income and
vulnerable households, as well as those unable to access traditional mortgages. This Fund should
support various approaches, including incremental housing, serviced plots, affordable rental
housing, rent-to-own schemes, community-led housing, cooperative housing, and informal
settlement upgrades. Instead of solely providing subsidies, the Fund should become a sustainable
institution that leverages government resources to attract additional support from development
partners, philanthropic groups, and impact investors, thereby increasing affordable housing access
across the country. In line with the National Housing Finance Architecture outlined in Chapter 13,
the government should also establish a Housing Liquidity Facility to enhance Namibia's housing
finance system by improving mortgage market liquidity. This Facility would offer participating
financial institutions long-term funding through mortgage refinancing, support the development of a
secondary mortgage market, enable mortgage securitisation, and facilitate ongoing capital recycling.
By strengthening financial intermediation, the Housing Liquidity Facility would expand mortgage
lending capacity, reduce liquidity constraints, and increase the availability of long-term housing
finance without significantly raising government expenditure.

Institutional reform should include a thorough review of mandates to eliminate duplication and
enhance accountability in the housing sector. Clear roles for central government ministries, the
proposed National Housing Development Corporation, the National Housing Infrastructure Fund, the
National Affordable Housing Development Fund, local authorities, development finance institutions,
and private-sector participants should be outlined within an integrated governance framework. Each
institution should focus on specific responsibilities while supporting shared national housing goals.
This clarity would improve coordination, reduce fragmentation, and allow institutions to specialize in
areas where they have advantages. The study also recommends strengthening intergovernmental
coordination across all levels of government. Housing delivery depends on effective collaboration
among ministries responsible for housing, finance, urban development, land reform, public works,
local government, and infrastructure, as well as regional councils and local authorities handling
planning, land servicing, and municipal services. Establishing formal coordination mechanisms,
supported by integrated planning, joint budgeting, shared performance metrics, and regular
reporting, would ensure housing, infrastructure, land development, and financing are planned and
executed as parts of a unified national program rather than isolated sectoral efforts.

At the operational level, the Governmentshould implement an integrated housing governance model
based on the housing value chain outlined in this study. Land identification, spatial planning,
township creation, infrastructure development, land servicing, housing finance, construction,
property registration, and housing management should function within a coordinated institutional
framework. This should be supported by common planning systems, shared information platforms,
and harmonized procedures. Sucha systems-based approach would reduce delays, improve project
sequencing, increase accountability, and boost the overall efficiency of housing delivery. The goal
of these reforms is not merely to create additional institutions but to establish a single, integrated
National Housing System where policy, governance, finance, infrastructure, land development, and
housing delivery work together within a unified national framework. The institutional reforms
suggested in this study mark a shift from fragmented arrangements to a modern housing governance
model capable of attracting long-term investment, enhancing institutional coordination, and
delivering affordable housing at a sustainable, nationwide scale. By adopting this integrated
institutional framework, Namibia will lay the governance foundation needed to implement the
National Housing Delivery Framework, Housing Investment Framework, and National Housing
Finance Architecture developed here, thus creating a lasting institutional platform to address the
country's housing challenges over the long term.
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Recommendation 4: Modernise and Harmonise the Legislative and Regulatory Framework
Governing Housing Delivery

Namibia's government should review and modernize its housing laws to better support an integrated
National Housing System. Currently, the country has a broad set of laws covering land management,
planning, township setup, infrastructure, property registration, housing finance, mortgages, and
capital markets. However, these laws have mostly developed separately and often function within
isolated institutional frameworks. While each law plays an important role, they do not yet form a
cohesive legal system capable of supporting large-scale, investment-driven housing efforts. This
indicates that Namibia's main housing challenge is not the lack of regulation but rather the need for
better coordination among existing laws. Housing delivery involves many legal steps, from land
identification and planning to township establishment, infrastructure, land servicing, registration,
financing, construction, and property transfer. Delays or inefficiencies at any stage cause cumulative
problems, raising costs, deterring private investment, delaying housing supply, and impacting
affordability. Therefore, legislative reform should focus on enhancing integration, streamlining
processes, reducing delays, and aligning laws with the proposed National Housing Delivery
Framework and Finance Architecture.

A key area for reform focuses on the implementation of the Urban and Regional Planning Act, 2018
(ActNo. 5 of 2018). This Act establishes a statutory framework for integrated spatial planning, urban
development, and township creation, replacing the fragmented planning system from earlier laws.
Although the Act marks a major step forward in planning reform, its enforcement remains
inconsistent across local governments. Delays caused by lengthy approval processes, limited
technical capacity, and inconsistent administrative procedures continue to hinder the release of
serviced land. Since serviced land is essential for the entire housing supply chain, the government
should bolster institutional capacity, set statutory standards for planning approvals, digitize
development application processes, and simplify planning procedures to speed up township
development and housing projects. Additionally, the study recommends enhancing the
implementation of the Flexible Land Tenure Act, 2012 (Act No. 4 of 2012), as a vital tool for
increasing tenure security and expanding access to formal housing. The Act introduced innovative
land tenure options aimed at upgrading informal settlements and granting legal tenure to lower-
income households, but its rollout has been slower than anticipated. More widespread
implementation would allow thousands of households in informal settlements to gain legal tenure,
improve access to municipal services, boost household asset ownership, and facilitate entry into the
formal housing market. To achieve this, the government should accelerate efforts through
institutional support, public awareness campaigns, and closer collaboration with local authorities and
housing agencies.

Property registration remains vital in the housing delivery system. The Deeds Registries Act of 1937
still provides a solid legal basis for secure property ownership and mortgage registration. Yet, as
housing delivery increases, there will be a need to improve the efficiency of registration processes.
The government should modernise the Deeds Registry by adopting digital technology, electronic
conveyancing, better interoperability with cadastral and municipal systems, and strengthening
institutional capacity. These improvements would speed up registration, cut transaction times, lower
administrative costs, and enhance the efficiency of mortgage financing and property transfers.

The legal framework for mortgage lending in Namibia must continue to balance the interests of
borrowers and lenders while ensuring confidence in the housing finance system. Mortgage finance
fundamentally relies on the enforceability of mortgage security. Institutions like commercial banks,
pension funds, and investors are only willing to offerlong-term housing loans if the legal environment
provides certainty in secured lending protections. Concurrently, foreclosure processes involving

Namibia's Housing Sector: Challenges, Opportunities and Policy Options Page | 215



primary residences should include judicial oversight to protect vulnerable households. Future
reforms should aim to maintain the integrity of mortgage security, promote responsible lending,
facilitate effective loan restructuring, enable early intervention strategies, and support alternative
dispute resolution to reduce unnecessary foreclosures. Achieving this balance is crucial to uphold
investor confidence without compromising social protection goals.

The study also suggests updating the legal framework for sectional title development. As Namibia
faces ongoing urban growth, limited land, and rising infrastructure costs, higher-density housing will
become more vital. The government should improve enforcement of the Sectional Titles Act, 2009,
and related laws to promote apartment buildings, mixed-use developments, and denser residential
areas. Simplifying registration, enhancing management, and increasing public awareness can make
urban land use more efficient and expand affordable housing. Additionally, building codes and
municipal approval processes need revision. Although standards are crucial for health, safety, and
construction quality, lengthy approvals, inconsistent regulation interpretation, and administrative
delays raise costs and slow housing projects. The government should collaborate with local
authorities to standardize approval procedures, implement electronic plan reviews, adopt risk-based
regulations where suitable, and boost municipal technical capacity. These steps would reduce delays
while ensuring proper standards. As private sector involvement in housing becomes more critical,
the Government should enhance the legal framework for Public—Private Partnerships (PPPs) in
housing. Although current public finance and procurement laws facilitate public-private collaboration,
the study suggests creating more specific regulations for housing PPPs, covering areas like serviced
land development, infrastructure, affordable housing, rental housing, and urban regeneration.
Implementing standard PPP guidelines, transparent procurement processes, and well-defined risk-
sharing frameworks could boost investor confidence while ensuring accountability and value for
money.

To bolster Namibia's financial and capital markets, the legal and regulatory framework should be
further developed to support the proposed National Housing Finance Architecture. While current
regulations managed by NAMFISA and the Bank of Namibia provide a solid base for financial
stability, large-scale housing projects will necessitate ongoing regulatory enhancements for
instruments like housing bonds, infrastructure bonds, mortgage-backed securities, securitisation,
SPVs, REITs, housing funds, and secondary mortgage markets. Reforms should foster financial
innovation while ensuring prudent risk management, investor protection, and system stability. These
legislative improvements aim to streamline the entire housing value chain, moving beyond isolated
statutes to create an integrated legal framework encompassing planning, land administration,
infrastructure, property registration, housing finance, and capital markets within Namibia's National
Housing System. Such modernization and harmonization will reduce regulatory hurdles, boost
investor confidence, speed up housing delivery, and establish a resilient, efficient, and sustainable
housing sector, supporting the long-term goals of the Mass Housing Programme and the National
Housing Framework outlined in this study.

Recommendation 5: Establish a National Housing Infrastructure Fund and a Sustainable
Housing Infrastructure Financing Framework

The Namibian government should create a dedicated National Housing Infrastructure Fund (NHIF)
to serve as the main source of financing for essential infrastructure needed for large-scale housing
projects. This fund would cover costs for roads, water, sewerage, electricity, stormwater drainage,
solid waste systems, and other municipal services vital for establishing townships and delivering
serviced land. Havinga dedicated, predictable long-term funding stream would tackle a key structural
challenge highlighted in this study and foster an environment conducive to large-scale, sustainable
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housing growth. Findings consistently show that the shortage of serviced land stems more from
infrastructure financing issues than land scarcity. While Namibia has enough land for urban growth,
local governments often lack the financial means to develop bulk and internal infrastructure before
residential projects begin. This leads to delays in township creation, higher development costs,
discouraged private investment, and an inability to keep up with housing demand, resulting in more
informal settlements, higher land prices, and rising housing costs. Importantly, this recommendation
aligns with existing legislation, specifically the National Housing Development Act, 2000 (Act No. 28
of 2000), which emphasizes coordinated housing development, and the 2023 National Housing
Policy, which highlights infrastructure and serviced land as key to expanding housing access. The
policy recognizes that infrastructure finance remains a major barrier to residential development and
advocates for increased investment, better institutional coordination, and stronger public-private
partnerships to promote sustainable urban growth.

The Mass Housing Programme Blueprint recognized infrastructure as vital for successful housing
delivery. It proposed creating a National Housing Development Fund and a Special Purpose Vehicle
(SPV) under a Public—Private Partnership to attract investment from institutional investors, such as
the Government Institutions Pension Fund (GIPF), commercial lenders, and private investors. The
Blueprint also identified serviced land and supporting infrastructure as key factors for successful
implementation. However, while emphasizing infrastructure financing, it lacked a dedicated
institutional mechanism to mobilize long-term capital specifically for housing infrastructure. Thus,
this study recommends expanding and updating these policies by establishing a dedicated National
Housing Infrastructure Fund with a clear legal mandate to finance infrastructure that enables
residential development. This Fund should operate as a specialized infrastructure financing body,
collaborating with the proposed National Housing Development Corporation, local authorities,
utilities, development finance institutions, and private developers. Instead of replacing existing
municipal financing, the Fund should complement them by providing long-term capital for strategic
infrastructure projects that increase serviced land and promote integrated human settlements.

To achieve long-term financial sustainability, the Fund should utilize Government seed capital to
attract significantly larger investments from pension funds, insurance companies, commercial banks,
development finance institutions, and international partners. Funding options should include
Infrastructure Bonds, municipal financing facilities, blended finance, concessional development
finance, and well-structured Public—Private Partnerships. Issuing infrastructure bonds via the
domestic capital marketwould offer institutional investors secure, long-term investment opportunities
while raising the capital needed for strategic housing infrastructure. Additionally, the study
recommends enhancing municipal infrastructure financing by establishing long-term programs
aligned with municipal investment plans. Local authorities should develop integrated infrastructure
master plans that identify future housing growth areas, infrastructure needs, financing requirements,
and priorities over a 10- to 20-year period. These plans should be coordinated with national housing
initiatives, spatial development frameworks, and municipal capital investment programs to ensure
infrastructure development is proactive, ahead of housing demand rather than reactive.

Effective implementation mandates closer coordination among infrastructure service providers such
as local authorities, NamWater, NamPower, regional electricity distributors, road authorities, and
telecommunications providers. Housing infrastructure should be planned and funded through
integrated utility coordination mechanisms that align investments across sectors, minimize
duplication, and optimize project sequencing. This approach would significantly reduce delays in
infrastructure development and enhance the efficiency of establishing townships and providing
serviced land. Ultimately, this emphasizes that housing delivery fundamentally depends on
infrastructure. Roads, water, sewerage, electricity, and stormwater systems are not just supporting
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elements but the essential foundation of the entire housing value chain. Creating a National Housing
Infrastructure Fund would address a key bottleneck in Namibia's housing sector by establishing a
permanent financing mechanism to ensure continuous land servicing, foster private sector
involvement, lower costs, and improve housing affordability. Institutionalizing a sustainable financing
framework for housing infrastructure would strengthen the implementation of the Mass Housing
Programme and activate the National Housing Delivery Framework from this study. More broadly, it
would transition infrastructure funding from an isolated, project-specific process to a long-term
investment program that can mobilize institutional capital, expedite urban development, and support
a financially sustainable National Housing System.

Recommendation 6: Implement the National Housing Finance Architecture to Mobilise
Long-Term Investment for Housing Delivery

The Namibian government should adopt and implement the National Housing Finance Architecture
developed in this study as the country'slong-term housing financing framework. The research shows
that Namibia's housing issues cannot be solved through traditional mortgage lending or simply
increasing government spending. Sustainable large-scale housing delivery requires an integrated
finance system that can continuously mobilise, intermediate, deploy, recover, and recycle long-term
capital across the entire housing value chain. The study highlights Namibia's advanced financial
sector, including well-regulated banks, substantial domestic savings, a developed pension industry,
active insurance companies, development finance institutions, and an active capital market. These
institutions manage hundreds of billions of Namibia dollars in long-term assets. However, despite
this wealth, only a small portion is systematically directed toward housing development. This gap
between available capital and housing investment is a major weakness in Namibia's housing sector.
The proposed National Housing Finance Architecture aims to fix this by creating an integrated
financial ecosystem to mobilise and deploy long-term institutional capital for housing. It combines
housing finance origination, structured finance, infrastructure financing, and capital market
participation within a single, coordinated framework. Instead of mainly depending on government
budgets or bank lending, this system fosters multiple financing channels for serviced land,
infrastructure, housing construction, mortgages, rental housing, and affordable housing programs.

This recommendation extends the original ideas from the Mass Housing Programme Blueprint, which
recognized that government funding alone wouldn't meet the housing demand at scale. The Blueprint
suggested creating a Special Purpose Vehicle (SPV) within a Public—Private Partnership to attract
investment from the Government Institutions Pension Fund (GIPF) and other institutional investors.
While emphasizing the importance of combining private, institutional, and public capital, the proposal
focused mainly on a single financing vehicle without establishing a broader institutional or capital
market framework to ensure ongoing capital mobilization and recycling. This study proposes
expanding the SPV idea into a comprehensive National Housing Finance Architecture, supported by
specialized housing finance institutions, diverse financing tools, and active participation from capital
markets. SPVs would still serve as key transaction-specific financing tools for housing projects,
infrastructure, bond issuance, mortgage securitization, and affordable housing, but they'd operate
within a wider financial ecosystem that includes housing funds, liquidity facilities, development
finance institutions, banks, pension funds, insurance companies, and investors.

The implementation of this architecture should include establishing and strengthening several
complementary financing mechanisms. These include the proposed Housing Liquidity Facility to
refinance mortgage portfolios and improve liquidity within the housing finance system; specialized
Housing Development Funds supporting affordable housing and rental housing programmes;
dedicated infrastructure financing mechanisms for serviced land development; and enhanced
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participation by commercial banks, pension funds, insurers, development finance institutions and
private investment funds in financing the housing sector.

The study also advocates for creating a diverse mix of housing finance tools to attract long-term
institutional investments and bolster Namibia's domestic capital markets. These tools could include
Housing Bonds, Infrastructure Bonds, Mortgage-Backed Securities (MBS), Mortgage Securitization,
Real Estate Investment Trusts (REITs), housing investment funds, and other structured finance
options that facilitate refinancing, securitization, and the ongoing recycling of housing assets into
new investments. Implementing these instruments would greatly increase access to long-term
finance and offer appealing opportunities for institutional investors seeking stable, long-term assets.
The core of this approach is the nine-stage Capital Flow Framework described in Chapter 13,
illustrating how capital can circulate continuously within the housing finance system starting with
mobilizing institutional savings, issuing capital on markets, engaging specialized housing finance
institutions, delivering housing, repaying mortgages, refinancing, and recycling capital to fund future
housing projects. Unlike traditional systems that rely heavily on repeated public spending or long
mortgage term repayments before new loans are issued, this framework supports a continuous
investment cycle that can expand housing finance capacity over time.

Implementing the National Housing Finance Architecture will require ongoing enhancement of
Namibia's financial sector regulations. While the current oversight by the Bank of Namibia,
NAMFISA, and the Namibia Stock Exchange provides a solid foundation for stability, regulations
should evolve to support housing bonds, infrastructure bonds, mortgage securitisation, secondary
mortgage markets, housing investment funds, and other structured finance products, all while
ensuring prudent risk management, investor protection, and market integrity. Successful progress
depends on greater participation from institutional investors such as pension funds, insurance
companies, commercial banks, development finance institutions, sovereign investment entities, and
international partners. These stakeholders should be encouraged to invest through diversified
vehicles aligned with their mandates and long-term liabilities. The government’s role should shift
toward creating an enabling regulatory environment that attracts larger volumes of private and
institutional capital, reducing reliance on public funding. By adopting this proposed National Housing
Finance Architecture, Namibia can transform its housing finance system from a mainly government-
supported, bank-centered model into a diversified, investment-driven, and capital-market-supported
ecosystem. This would mobilize both domestic and international investments, bolster financial
intermediation, improve housing affordability, strengthen capital markets, and provide sustainable
long-term financing to support the Mass Housing Programme as the core of Namibia’'s National
Housing Framework. Ultimately, this reform would view housing not only as a social expense but as
a valuable investment sector capable of delivering both financial returns and broad socio-economic
development.

Recommendation 7: Diversify Affordable Housing and Social Housing Delivery

The Government of Namibia should adopt a National Affordable and Social Housing Strategy that
provides multiple housing pathways to accommodate the diverse income levels, household
characteristics and tenure preferences of the population. The findings of this study demonstrate that
Namibia's housing challenge cannot be addressed through a single delivery model centred
exclusively on conventional homeownership. Although affordable homeownership should remain an
important component of national housing policy, it is insufficient on its own to address the estimated
housing backlog of 270,318 housing units and the growing demand for housing among households
with different financial capacities and housing needs.
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The proposed strategy should replace the traditional one-size-fits-all approach with an integrated
housing continuum that enables households to access different housing options throughout their life
cycle and progressively transition towards homeownership where appropriate. Rather than treating
ownership as the only successful housing outcome, national housing policy should recognise that
secure, affordable and adequate housing can be provided through arange of complementary tenure
arrangements. Accordingly, Government should develop a diversified housing system comprising:

» affordable homeownership programmes;

» affordable and social rental housing;

« rent-to-own schemes;

e incremental housing and serviced plots;

e housing cooperatives and community-led housing;

o student and elderly housing;

e micro-housing finance for incremental construction and home improvements; and
e informal settlement upgrading.

These delivery channels should operate within the proposed National Housing Delivery Framework
and be supported by appropriate financing mechanisms, institutional arrangements and targeted
policy interventions.

Affordable homeownership should continue to be supported through innovative financing
mechanisms such as long-term fixed-rate mortgages, shared-equity models, mortgage guarantees,
employer-assisted housing schemes and other affordability-enhancing instruments. At the same
time, Government should significantly expand affordable rental housing through dedicated
investment funds, institutional investment, public-private partnerships and professionally managed
rental portfolios to provide suitable accommodation for households that are unable or unwilling to
purchase homes immediately.

Government should also expand incremental housing and serviced-land programmes by providing
secure tenure, basic infrastructure, technical support and incremental finance that allow households
to construct homes progressively according to their financial capacity. Housing cooperatives,
community-based housing initiatives and micro-housing finance should be promoted to improve
access to housing finance for lower-income households and those operating in the informal
economy. In addition, dedicated programmes for student accommodation, elderly housing and
informal settlement upgrading should form integral components of the national housing system to
address the specific needs of different population groups.

By establishing a diversified Affordable and Social Housing Strategy, Namibia will create a more
inclusive and flexible housing system capable of responding to the country's diverse housing
demand. Rather than requiring all households to enter the housing market through conventional
mortgage-financed homeownership, the proposed approach provides multiple pathways to secure
tenure and adequate housing while allowing households to progress between different housing
options as their economic circumstances improve. This diversified housing system will strengthen
affordability, expand access to formal housing, improve social inclusion and significantly increase
the capacity of the National Housing Delivery System to meet current and future housing demand.
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Recommendation 8: Establish a National Housing Monitoring, Evaluation and Data
Management System

The Namibia government should create a comprehensive National Housing Monitoring, Evaluation,
and Data Management System. This system would support policymaking based on evidence,
strategic planning, investment decisions, and ongoing performance tracking in the housing sector.
The study shows that while many public agencies, local authorities, financial institutions, and
development partners gather large amounts of housing data, this information remains fragmented,
inconsistent, and not well integrated, hindering effective national housing planning. A modern
National Housing System needs an advanced information system capable of delivering timely,
accurate, and comprehensive data across the entire housing value chain. One major obstacle to
effective housing policy is the lack of a single national body responsible for coordinating housing
data, monitoring sector performance, and evaluating policies and programs. Different organizations
measure housing demand, supply, land availability, infrastructure investment, mortgage financing,
informal settlement growth, rental markets, and institutional investments independently, often using
different methods and standards. As a result, policymakers, investors, and development partners
often lack a complete understanding of Namibia's housing sector performance. Therefore, this study
recommends establishing a National Housing Observatory to serve as the main institutional body for
housing research, monitoring, and policy evaluation. The Observatory should be a permanent
national centre tasked with collecting, analyzing, and sharing housing information and supporting
evidence-based decisions across the government. It should work closely with the housing ministry,
Namibia Statistics Agency, local authorities, the National Housing Development Corporation,
financial regulators, financial institutions, and academic institutions. Its goal would be to develop a
comprehensive understanding of housing sector performance and emerging trends, conduct policy
research, monitor the implementation of housing programs, and offer independent analysis to foster
continuous policy improvements.

The National Housing Observatory should be supported by an integrated National Housing Database
that includes extensive data across the entire housing sector. This database would compile
information on housing demand, demographic trends, available serviced land, township creation,
infrastructure projects, housing construction, mortgage lending, affordable housing initiatives, rental
options, informal settlements, property registration, institutional investments, and housing finance.
Combining all this data into one national platform would greatly enhance planning, foster better
coordination among government levels, and reduce duplication among institutions. Additionally,
developing an interactive National Housing Dashboard would provide policymakers with real-time
data on the housing sector’s performance. This dashboard should display key indicators such as
land servicing, infrastructure delivery, housing construction, mortgage approvals, affordability,
investment mobilization, project status, municipal performance, and backlog reduction. Such a
system would allow the government to track progress continually, detect emerging issues, and act
proactively when targets are not met. Recognizing the vital role of local authorities in housing
delivery, the government should implement a standardized Municipal Housing Reporting Framework
applicable across all municipalities. This framework should include templates for regular reporting
on serviced land, township approvals, infrastructure projects, housing completions, building plan
approvals, processing times for development applications, upgrading informal settlements, municipal
infrastructure investments, and other performance metrics. Standardized municipal reports would
significantly improve oversight and promote greater accountability and transparency at local levels.
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To enhance performance management, the Government should implement a comprehensive set of
Key Performance Indicators (KPIs) aligned with the National Housing Delivery Framework and the
National Housing Finance Architecture outlined in this study. These KPIs should cover the entire
housing value chain, including policy execution, institutional performance, serviced land provision,
infrastructure development, housing finance, capital mobilization, housing construction, affordability,
upgrading informal settlements, and beneficiary outcomes. They should be integrated into
institutional strategic plans and annual performance agreements to ensure accountability across the
housing sector. The study also suggests that the Government publish an Annual State of Housing
Report, offering a detailed overview of Namibia's housing sector. This report should assess national
housing performance, track progress toward strategic goals, identify implementation challenges, and
provide policy recommendations. Regular publication would boost transparency, enhance public
accountability, and supply reliable data for investors, researchers, and development partners. To
enable more advanced policy analysis, the study recommends creating a series of national housing
performance indices. For instance, a National Housing Supply Index could track yearly housing
production, serviced land delivery, and overall housing supply relative to demand. A Housing
Affordability Index would analyze shifts in housing affordability across income groups, regions, and
housing types by examining household incomes, housing prices, rental costs, and finance
conditions. These indices would help the Government assess whether housing policies are
effectively improving affordability and expanding access. Additionally, recognizing the growing role
of institutional investment, the Government should establish a Housing Capital Mobilization Index,
measuring domestic and international investments into the housing sector. This index should monitor
investments from government, pension funds, insurance companies, commercial banks,
development finance institutions, capital markets, and private investors, while evaluating the success
of housing finance reforms in mobilizing long-term capital for housing development.

The implementation of the National Housing Finance Architecture should be backed by a
comprehensive set of Housing Finance Performance Indicators. These indicators would track
various aspects such as mortgage lending, refinancing, capital recycling, bond issuance, mortgage-
backed securities, housing liquidity, institutional investment, housing fund performance, and overall
financial sustainability. This data would allow Governmentand regulators to assess the effectiveness
of the housing finance system, boost investor confidence, and foster a stable financial sector.
Collectively, these reforms would create a national housing intelligence system that supports
continuous monitoring, evaluation, and evidence-based decisions. Instead of relying on periodic
studies or ad hoc reviews, Namibia would have a permanent institutional mechanism to track sector
performance in real time, identify emerging risks, assess policy outcomes, and promote ongoing
improvements. Establishing a National Housing Monitoring, Evaluation, and Data Management
System would strengthen housing governance, enhance accountability, and increase policy
effectiveness and investor trust. Furthermore, creating a National Housing Observatory, an
integrated housing database, a performance dashboard, and national housing indices would provide
vital information infrastructure. This would support the successful rollout of the National Housing
Delivery Framework, the National Housing Finance Architecture, and the Mass Housing Programme,
establishing Namibia's permanent National Housing Framework. Ultimately, this approach ensures
the housing system is well-designed, well-funded, and continuously measured, evaluated, and
improved through reliable evidence and institutional learning.
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CHAPTER 15: CONCLUSION

15.1. Introduction

This research aimed to identify the underlying structural issues causing Namibia's housing challenge
and to develop a comprehensive framework to transform the sector into a sustainable, investment-
focused, and integrated National Housing System. Despite numerous policies and programs
introduced by successive governments since independence, the housing backlog continues to grow,
informal settlements expand, and affordable housing remains inaccessible for many households.
These ongoing issues indicate that the core problem extends beyond housing construction alone
and involves examining the broader institutional, financial, regulatory, and governance systems that
influence housing delivery. The main argument of this study is that Namibia's housing challenge is
fundamentally a systems problem rather than just a housing shortage. Evidence shows that effective
housing delivery depends on the coordination of interconnected systems, including land
administration, spatial planning, infrastructure, housing finance, capital markets, governance,
regulation, and private sector involvement. When these systems operate in isolation, housing
delivery becomes fragmented, expensive, and unable to meet increasing demand. Conversely, an
integrated system fosters the institutional and financial conditions needed for large-scale, ongoing
housing provision.

15.2. Summary of the Study

This study began by exploring how Namibia's housing sector has evolved since independence,
focusing on the policy, institutional, and economic factors that have contributed to the increasing
housing backlog. It showed that despite numerous policies and programs like the National Housing
Policy, the National Housing Development Act, the Build Together Program, and the Mass Housing
Program, implementation has often been hindered by fragmented institutions, inadequate
infrastructure financing, limited long-term capital mobilization, and poor coordination across the
housing value chain. The research then examined the housing delivery system from a systems
perspective, identifying key institutional, financial, and regulatory barriers that restrict housing
supply. Instead of viewing housing merely as a construction activity, the study framed housing
delivery as an integrated value chain encompassing land identification, planning, infrastructure,
financing, construction, registration, occupation, and long-term management. Based on this analysis,
three interconnected frameworks were developed, representing the research's main contribution.
First, a National Housing Delivery Framework was proposed to integrate the entire value chain and
clearly define the roles of major public and private institutions. Second, housing was repositioned as
a strategic investment asset that can attract institutional capital while offering financial and socio-
economic returns. Third, a comprehensive National Housing Finance Architecture was created,
demonstrating how long-term domestic savings can be mobilized, invested, refinanced, and recycled
to fund housing development across generations.

15.3. Achievement of the Research Objectives

The study successfully achieved its goal of creating an integrated framework to enhance housing
delivery in Namibia. The first objective, to identify the root causes of Namibia's housing challenge ,
was met through a detailed review of housing policies, laws, institutions, financial systems, and
market performance. Results revealed that challenges go beyond housing production, involving
wider institutional and financial issues. The second objective, to assess the current housing delivery
system's effectiveness, showed that fragmentation along the housing value chain hampers
coordination, raises costs, and reduces capacity. For the third objective, focusing on housing finance
and capital mobilization, a National Housing Finance Architecture was developed to connect
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institutional investors, markets, and specialized housing finance bodies into a sustainable financing
ecosystem. Lastly, the study met its aim of recommending policy reforms by offering practical
suggestions on institutional updates, legislative improvements, infrastructure funding, diversified
housing approaches, capital market growth, and better monitoring and evaluation.

15.4. Contribution to Knowledge

This study's main contribution is redefining housing delivery as a unified national system instead of
separate programs or agencies. In Namibia, most housing research has concentrated on specific
elements such as finance, land management, affordability, informal settlements, or government
initiatives. Although these works offer important insights, there has been limited focus on how these
parts work together as a coordinated system. This research advances the field by introducing three
new conceptual frameworks.

o the National Housing Delivery Framework;

o the Housing Investment Framework that positions housing as a strategic investment asset
class; and

o the National Housing Finance Architecture, which introduces a continuous capital
mobilization and recycling model for financing housing delivery.

Together, these frameworks create a comprehensive theoretical and practical model for housing
development that goes beyond Namibia and could offer valuable insights to other developing
countries with similar housing issues. The study also influences policy by showing that the Mass
Housing Programme should not be seen as a short-term government project but as the cornerstone
of Namibia's ongoing National Housing Framework. This shift reorients the approach from individual
projects to establishing a lasting institutional system that can maintain housing provision across
different governments.

15.5. Policy Implications

This study indicates that future housing policies should focus on systemic reforms rather than
isolated programs. Effective housing delivery requires integrated institutional structures, sustainable
infrastructure funding, diverse financing options, greater capital market involvement, and increased
private-sector participation. Additionally, it emphasizes that affordable housing should offer a range
of tenure choices, such as homeownership, rentals, incremental housing, rent-to-own schemes,
serviced plots, and community-led initiatives, rather than depending solely on traditional mortgage-
based ownership. The report also stresses the need for evidence-based policymaking, advocating
for a National Housing Observatory, comprehensive housing information systems, and performance
monitoring frameworks that enable ongoing policy evaluation and learning.

15.6. Limitations of the Study

Although the study offers a thorough conceptual and policy framework, certain limitations should be
recognized. It mainly emphasizes the institutional, financial, and policy aspects of housing delivery,
without detailed engineering assessments related to infrastructure design, construction methods, or
architectural standards. Additionally, while the proposed National Housing Finance Architecture was
conceptually formulated and supported by financial sector analysis, detailed financial modeling and
implementation testing are outside this study's scope and are potential areas for future research.
The focuson Namibia's national housing system also means it did not include comparative empirical
analyses across multiple countries, although international experiences have influenced some
aspects of the conceptual framework.
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15.7. Areas for Future Research

While this study provides a comprehensive framework for transforming Namibia's housing delivery
system, it also identifies several areas that warrant further investigation. Future research should
focus on the detailed financial modelling, institutional design and implementation of the proposed
National Housing Finance Architecture. This includes evaluating the feasibility of mortgage
securitisation, housing liquidity facilities, domestic housing bond markets, secondary mortgage
market development and other structured finance mechanisms within the Namibian context. Further
research should also examine the establishment and operationalization of the proposed National
Housing Infrastructure Fund, National Affordable Housing Development Fund, and other specialized
housing finance institutions. As these institutions are implemented, longitudinal studies should
assess their governance, financial sustainability, investment performance and contribution to
housing delivery outcomes. An important area for future research is the development of a National
Housing Index to provide a comprehensive and standardised framework for monitoring the
performance of Namibia's housing sector. Such an index could comprise a suite of complementary
indicators, including a Housing Affordability Index, Housing Supply Index, Housing Accessibility
Index, Housing Quality Index, Housing Finance Index, Housing Investment Index, Housing Delivery
Performance Index, and Housing Backlog Index. Together, these indicators would provide
policymakers, investors and researchers with objective measures of housing market performance,
facilitate evidence-based decision-making, enable international benchmarking and improve
monitoring of progress towards national housing objectives.

15.8. Final Conclusion

Namibia has the necessary institutional foundations, a sophisticated financial sector, domestic
capital, and policy dedication to tackle its housing issues. This study shows that the housing
challenge isn't solely due to gaps in policy, legislation, or funding; instead, it stems from the lack of
an integrated system that effectively manages these elements. The main takeaway is that housing
should be viewed and managed as a National Housing System. This system combines land
administration, spatial planning, infrastructure, housing finance, capital markets, governance, private
sector involvement, and diverse housing methods within a unified, coordinated framework. When all
these parts work together rather than separately, they build the institutional capacity, financial
sustainability, and investor confidence needed for ongoing housing development.

The study's development of the National Housing Delivery Framework, Housing Investment
Framework, and National Housing Finance Architecture offers a solid conceptual basis for this
transformation. When combined with the policy recommendations in Chapter 14, they create a
practical guide formodernizing Namibia's housing sector and building a resilient, investment-focused
housing system that can gradually address the national housing backlog. The study emphasizes that
Namibia's future housing vision should extend beyond merely constructing more houses; it should
focus on strengthening the entire housing system. By shifting housing from a disjointed public
initiative to an integrated national development and investment ecosystem, Namibia can turn one of
its key socio-economic challenges into a driver for inclusive growth, capital market expansion, job
creation, and long-term national prosperity. This transformation promises to enhance access to
quality housing while reinforcing the broader economic and social foundations needed for
sustainable development for both current and future generations.
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