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1. Introduction  

The Retirement Funds Institute of Namibia held its annual conference on 19th 

September 2013 at Safari Hotel, Windhoek. The conference provides an important 

platform of convergence of industry players, policy makers, regulators, and service 

providers. The conference was attended by Principal Officers of Retirement Funds, 

Trustees, Administrators, Investment Managers, government officials and private 

sectors delegates. In total 70 delegates attended the conference and three 

institutions exhibited. 

The conference has proven to be an important forum to engage issues which are 

topical not only to the retirement fund industry but to the whole nation. It is also a 

platform for networking. 

This year the conference looked at the major component which has become a pain 

to the nation; that is lack of housing and had been addressed by the National 

Planning Commission about the Government policy on housing in the context of 

national economic development and other main speakers, as we will provide briefs in 

this report. 

The previous year conference discussed about “Mobilising domestic savings for 

economic and social development” and had been addressed by the Honourable 

Minister of Finance about Government’s policy behind Regulation 28.  

The retirement funds main objective is not to provide housing but to provide 

retirement benefits to members in accordance with the rules of the funds. However 

the sector has a duty to contribute to national policy implementation that promote the 

welfare of the Namibian citizens and accelerate economic growth. A summary of 

matters discussed at the conference is provided under the following subtopics: 

 Government Policy on Housing in Namibia by Mr. Sylvester Bangu, National 

Planning Commission 

 Opportunities and Challenges for Low-Cost Housing in Namibia by Mr. Vinson 

Hailulu, NHE 

 Communal Land: Tenure & Access to Financing Opportunities by Mr. Knox Imbuwa, 

Ministry of Lands and Resettlement  

 Provision of Serviced Land for Housing by Local Authorities by Mr. Joshua Amukugo, 

City of Windhoek 
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 Overview of the Housing Finance Providers in Namibia by Ms. Mara Boysen, 

Bankers Association of Namibia  

 The Role of Retirement Funds in Housing Finance by Ms. Monique Cloete, Training 

Solutions 

 Housing Demand and Supply in Namibia by Mr. Rowland Brown, Bank of Namibia 

 Housing as an Asset Class: Current Status, Risks & Opportunities by Mr. Tega Shiimi 

ya Shiimi, Investment Managers Association of Namibia  

 

 
2. Extract of the address of the Director-General of the National Planning 

Commission’s on government policy on housing in the context of national 

economic development 

The speech was delivered by Mr Sylvester Mbangu the Director at National Planning 

Commission on behalf of the Director General. He began with the outlook on rapid 

changing and urbanizing world, the provision of adequate and affordable housing 

which remains a key priority for all governments in the world. It is therefore 

imperative that we are not talking of housing in narrow view but in broader terms, 

thus sustainable housing is a key word in this ever changing world. 

According to the UN- Habitat Report, the provision of affordable housing at scale 

remains a challenge for most countries, especially those in Africa. While the 

continent is the most rural region in the world, it is urbanizing very fast. Urbanization 

will continue to place immense strain on the availability of affordable land and 

housing provision in the coming decades. The report identifies two primary 

constraints in Africa, that is low incomes and expensive inputs in particular land and 

finance.  

The report points out that, with the exception of South Africa, there is little evidence 

of affordable large scale land and housing provision in sub Saharan Africa. Housing 

programmes either do not exist, do not produce affordable housing or are insufficient 

in scale relative to demand. In North Africa in countries such as Egypt and Tunisia 

there has been a noteworthy improvement in affordable housing and slum upgrading 

in the past two decades, several countries in that region managed to reduce slums 

by almost half. 

The supply and affordability of key inputs need to be systematically and 

simultaneously be improved through the development and implementation of 

supportive institutional and regulatory frameworks. 

Namibia has no shortage of institutional and regulatory frameworks with regard to 

housing and other associated amenities; there is a serious gap between policy and 

implementation. A National Housing Policy has been in place since 1991 and was 

revised and updated in 2009; this policy contains all good intentions and institutional 

setup for the delivery of housing in the independent Namibia. The Namibian National 

Housing Policy principles are anchored in the Istanbul Declaration which states that 
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“Everyone should have adequate shelter that is healthy, safe, secure, accessible and 

affordable and that includes basic services, facilities and amenities, and should enjoy 

freedom from discrimination in housing and legal security of tenure”. Therefore the 

National Housing Policy and the Development and Upgrading Strategy focuses on 

three many areas; namely; 

o participating and co-operating to recognize, support and enhance community 

self-reliance, organization and partnerships;  

o reaching beneficiaries and securing land title and housing according to 

affordability and standards; and  

o affirming favorable access  to land and housing on sustainable basis. 

Other important policy frameworks relevant to housing include,  

o Firstly the Constitution of the Republic of Namibia in particular some articles in 

chapters 3 which deals with fundamental human rights and freedoms. Access 

to decent and affordable land and housing restores human dignity and 

therefore housing is a human right issue.  

o Vision 2030 document has statement which direct and indirectly portrays the 

policy decision with regard to housing such as people shall have access to 

safe drinking water, adequate housing and sanitation and that by 2030 

Namibia shall be a highly urbanized country with 75% of the population 

residing in designated urban areas and that basic social services and 

infrastructure facilities shall be available in both urban and rural areas of the 

country. 

o Housing sector enjoyed a prominent “space” in all national development plans 

from NDP1 through to NDP4. Housing in Namibia is the responsibility of the 

central government, regional and local authorizes including non-governmental 

organization and the private sector. These responsibilities are articulated in 

the Regional Authority Act (1992), Local Authority Act (1992), National 

Housing Enterprise Act (1993), and National Housing Development Act 

(2000). 

Housing is a store of financial and economic value, first and foremost housing is an 

investment which grows overtime in monetary value and can be used to further 

accumulate wealth. As an asset it can be used as collateral to access finance for any 

other purpose, but also it can be used as additional source of income through rental 

fees. Housing is also an important economic sector which through its value chain 

can have a tremendous impact on the gross domestic product, gross fixed capital 

formation and capital stock of the community or country. Housing in the country if 

managed well can be an important economic growth enabler by stimulating other 

related industries such as construction, production of inputs such as cement, bricks, 

iron related products, and household accessories; and also have a strong linkage to 

our financial and banking system. It goes without saying that it can be also a source 

of employment for both unskilled and skilled labour. In the country where aggregate 
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demand is low due to small population, low income levels and high unemployment, 

housing sector seems to be a niche not yet exploited to its maximum potential. 

Therefore the importance of housing to the society and the country is enormous 

hence its prominence in our national development frameworks, however there is a 

need to review the transmission from policy to implementation, the first step will be to 

ensure accountability of the role players in the sector. 

According to the research done by FNB in 2011, there is a backlog of houses of 

approximately 80,000 houses some indication somewhere are that this has reached 

100 000 houses in 2013. About nearly 50% of such backlog is with the people 

earning a monthly income of less than N$1,500.  

Notwithstanding scant data Namibia Housing Enterprises (NHE) is delivering on 

average 200 houses per annum from 2003 to 2011 contrary to what it used to deliver 

of around 600 houses on average between 1994 and 2002. Although NHE’s 

mandate encompasses the provision of houses to low income groups, it has 

concentrated to those who earn N$6000 and more. Public housing delivery system 

has concentrated on ownership method of housing delivery rather than on rent or 

rent to buy options. 

 

Namibia is faced with many challenges similar to those faced by other African 

countries. These challenges can be categorized into two, at macro and at micro 

level. At macro level these challenges involves external factors outside the sector. 

Namibia is a large country with 2 million people over an area of 824,000 square 

kilometres that gives a population density of 2.6 per square kilometres. The 

distribution of the population especially in the vast rural areas renders it difficult to 

address the issue of housing. Only 64% of the population is in the labour force and 

only about 73% of that labour force is employed. While the population growth is 

decreasing reaching 1.4% in 2011, the urban population is growing at a faster rate of 

4%, this gives unprecedented pressure to urban authorities whose resources are 

very limited. Of those employed 27% are in agriculture mainly in subsistence, while 

the second largest employer is retail trade at 11%. Both in these two sectors the 

average income per capita is less than N$7000 per annum, which indicates that 

even the majority of the employed cannot afford conventional houses. The 

government budget allocation to housing sector is very low estimates at 0.3% of the 

total budget in 2011. 

At a micro level, the challenges for housing delivery in Namibia are many but can be 

summed up in one sentence as the expensive and not easily availability inputs in 

housing. The unavailability of serviced land and its high cost is a hindrance in the 

delivery of housing in Namibia. Local authorities who are the custodian of town land 

create artificial monopolies in the delivery of land which is a major component in 
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housing delivery. Associated with land availability is the protracted time it takes to 

register land contrary to specification in the National Housing Policy. 

The mismatch between demand and supply especially in the low income groups of 

the society. This is exacerbated by absence of tailor-made products in housing 

aimed at special groups. There is lack of use of innovate ways to address the needs 

and specificities of low income groups yet still be able to give decent housing to 

these groups with required amenities. Despite the establishment of the Habitat 

Research Centre- the research and knowledge from such institution has not yet 

being embraced by the suppliers of housing in the country. Furthermore emphasis 

on housing delivery is on ownership and detached houses not much on rent, rent 

with option to buy and high density housing. 

Another huge challenge as far as housing delivery is concern is Finance. Firstly the 

target is on high income earners and not so much on low income groups. Even in the 

case where financing might be available, lack of information hinders access to such 

finances by low income groups. 

The strategies to address these challenges are not new, perhaps the only strategy 

required is the implementation of the existing policies and programme in a more 

efficient and effective manner. The growing of an economy and creation of 

employment of which housing is an enabler, is a starting point in addressing housing 

and other development issues. Employers should facilitate the access or acquiring of 

housing for their employees since this will add dignity to them and thus increase 

productivity. 

Government has to review its allocation to housing and the operations of the public 

programmes in the delivery of housing to ensure accountability and value for money, 

but also shifting emphasis to low income groups. The subsidies for low incomes 

groups for housing should be well focused and targeted otherwise they are diverted 

to operational expenses of the housing programmes therefore limiting the quantity of 

supply of houses. 

Although initiatives are already in place to fast track the delivery of serviced land in 

urban areas, there still a high need to increase resource allocation for that purpose 

and local authorities should come up with innovative ways to deliver land for low 

income groups. 

There is a need in addition to ownership as a method for housing delivery to 

encourage other methods which did not receive much attention such as rent, rent 

with the option to buy and high density housing. Private sector financing should be 

made attractive for financing low income housing too. 

As stated earlier accountability in the delivery of housing especially for public 

housing programmes is crucial and cannot be substituted for anything. 
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Policy frameworks for housing delivery in Namibia are in existence and adequate, 

however delivery is not at par with the intensions and resource allocated. While there 

is still a need to mobilize more resources from all role players in the sector there is a 

need to look at other methods of housing delivery. There are many challenges as 

much as there are opportunities in the housing sector-and the sector can be one of 

the sectors in which value chain additions could be realized, the Director concluded. 

 

 

3. Opportunities and Challenges for Low-Cost Housing in Namibia presented 

by Mr Vinson Hailulu, CEO, NHE 

 

The discussion was presented with focus on the Housing context, Challenges, Public 

policy response and key strategic goals. 

 

Housing Context 

 

Despite the many policy and program interventions by the Namibian Government, 

Namibia continues to experience an acute shortage of affordable housing, a situation 

that has reached a socio-economic crisis proportion and hence warrants an extra-

ordinary public policy response. To date the national housing backlog is estimated at 

100 000 housing units, which number is growing at an annual rate of about 3700 

units.  

 

Key challenges 

The challenges identifies are: 

 Lack of common strategic objectives and direction – everyone pulling in 

their own direction  

  Inefficient utilisation of the limited resources allocated to the housing 

sector 

  No matching between the financial resources allocation to Build Together 

Program and service infrastructure 

  Limited capital injection in housing and land development and hence 

small housing stock produced  

 Limited and un-affordable financial resources/credit facilities 

  Escalating prices of building materials, land and professional services; 

  Lack of access to serviced land; 

  Limited income at housholds level - affordabilit 
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Government Response 

 

His Excellency Dr. Hifikepunye Pohamba, President of the Republic of Namibia has 

established a national committee composed of the Honourable Minister of Regional 

and Local Government, Housing and Rural Development, Honourable Minister of 

Finance, Honourable Minister of Presidential Affairs, and the Honourable Director 

General of National Planning Commission. 

 

In addition, a National Housing Technical Committee (NHTC) that draws 

representation from the Ministry of Regional and Local Government, Housing and 

Rural Development, Ministry of Finance, National Planning Commission, Ministry of 

Lands and Resettlement, National Housing Enterprise, Bank Namibia, Namibia 

Housing Action Group/ Shack Dwellers Federation of Namibia, Office of the Attorney 

General, Khomas Regional Council, and City of Windhoek. 

 

 

Key Strategic goals 

 

The blueprint defines the main strategic goal of the program that of causing the 

construction of 185 000 housing units by the year 2030 underpinned by three 

objectives:   

 provide access to affordable housing to the Namibian people;   

 economic empowerment through ownership of a tradable asset (a house) 

that can be used as security for further wealth and asset generation at 

households level; and  

 creating jobs and stimulating economic growth  

 land redistribution to the needy 

 Increased financial investment in housing production 

 affordability objective will be achieved through a) a housing price and 

production management and control model b) utilization of alternative 

building technologies that are cost effective; c) subsidization by the 

Government of selected groups of people who are unable to qualify for 

credit facilities rendered by the financial service sector;    

 a holistic , vertical and horizontal coordinated approach 

 industrialization and manufacturing capacitation of the housing sector.  

The program components such as land servicing sub-program; construction of 

credit-linked housing sub-program; informal settlements upgrading sub-program etc 

were discussed. 

The program output and investment was outlined as follows: 

 Total number of houses to be built: 185 000  

 Total Investment: N$ 45 billion  
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 Annual Investment: N$ 2.5 billion  

 Land Servicing Cost per plot: N$ 75 000  

 Housing Construction Cost: N$ 280 000  

 Informal Settlements Upgrading: 50 000 households  

 Number of houses to be built in the first two years: 8 850  

 Number of plots to be serviced in the first two years: 10 200  

 Timeframe: 18 years in line with Vision 2030  

Funding model covers: 

 Government grants and subsidies (about 45%) 

 Public Private Partnerships  

 Debt Financing by local and foreign financial institutions  

 Savings of households involved in SDFN housing schemes  

 

The Housing Budgetary Resource Allocation to Regional Councils and Local 

Authorities include: 

 

 Budgetary resources to be allocated to RCs and LAs within the context of the 

MHDS and to be fully accounted for annually 

 Money for housing construction will target the sub-nationals that have 

serviced land ready to be improved upon 

 Sub-nationals without serviced land and have planned townships will receive 

priority for resource allocation for land servicing 

 Sub-nationals without planned areas will receive priority for resource 

allocation to enable them to plan their townships for development 

 Program flexibility to allocate resources to a sub-national for more than one 

development activity – say for both land servicing and housing development – 

in exceptional cases  

 

The program implementation 

The program will be piloted in all 14 regional centres for the first two years, 

subsequent to which it will be rolled out to the rest of the localities.  

At the national level, a Program Management Structure (PMS) will be established to 

manage and coordinate the various facets of this program composed of the 

representation of the Directorate of Housing, NHE, and other expert management 

service providers to be recruited on professional and technical competency basis.  

The seven sub-programs will be executed by implementing agencies.  
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The subsidy housing component of the program will target the ultra-low income 

earners who were catered for by BTP 

 

In terms of capacity enhancement the program capacity building component will 

target regional councils and local authorities to enable them to execute their 

mandate effectively. Technical expertise will be engaged by the MRLGHRD and 

NHE from local and foreign sources to supplement that of sub-nationals. The 

Ministry will have a Bureau of technical experts to provide advisory services and 

support to the program  

 

The presentation ended by providing the context of Business and Developmental 

Opportunities for the Retirement Fund Industry such as: 

 Pension Fund Backed Home Loans 

 Direct Investment in Housing Facilities 

 PPPs with NHE and Government 

 Contribute to Housing Members of the Retirement Funds 

 Overall stimulation of Local Economic Growth 

 Diversification of Investment Portfolios 

that serve as avenues to contribute to alleviate the housing backlog. 

 

 

4. Communal Land: Tenure & Access to Financing Opportunities by Mr. Knox 

Imbuwa, Ministry of Lands and Resettlement  

 

The Ministry’s mandate is to administer and ensure equitable access to Namibia’s 

Land resource as it is derived from: 

a) Namibian Constitution Article 95,  

b) National Land Policy of 1998,  

c) Commercial (Agricultural) Land Reform Act, 1995 (Act No.6 of 1995),  

d) Communal Land Reform Act, 2002 (Act No. 5 of 2002),  

e) Deeds Registry Act, 1937 (Act No. 47 of 1937),  
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f) Land Survey Act, 1993 (Act No. 33 of 1993), 

g) Flexible Land Tenure Act, 2012 (Act No.4 of 2012).  

 

 

The land tenure system in Namibia is such that; 44% freehold, 36% communal and 

20% is state land comprising of mining & conservation areas, 

 

 Two approaches to land reform were adopted after the NCLRLQ of 1991 

-  

 Redistributive Reform (redistribution of commercial agricultural land to 

redress past imbalances in land ownership).  

 Tenure reform (ensuring tenure security for communal land right holders).  

Land registration was discussed, its objective 

 Equitable access to land, hence establishment  of CLBs; 

 Eliminate land disputes; 
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 Establish land andminstration system (NCLAS); 

 Better management of land resources; 

 Tenure security; 

Under the SSCFs Development (Infrastructure Development) A total of about 5 

million hectares of under-utilized land was identified in 8 regions  

Kavango      1,076 000 

Caprivi         110,000 

Otjozondjupa & Omaheke    2,400,000 

Oshikoto         820,000 

Omusati         450,000 

Ohangwena          62,100 

Oshana          43,000 

The Ministry has started with the development of physical infrastructure mainly in 

Kavango, Omusati and Ohangwena regions with the objective amongst others to 

integrate the communal farmers in the national economy that they too contribute to 

GDP. 

The challenges faced are such as overlapping land uses; illegal fences in the 

designated areas; criteria for the allocation of leasehold yet to be finalized; 

misconceptions by the communities and lack of capital for development (financial 

institutions hesitant to recognize communal land right as security). 

 

The government plays a role in land and housing delivery by create a conducive 

legal environment for investment, improve capacity for implementation, educate the 

nation of new laws and regulations, persuade financial institution to invest in 

communal area. 

 

The role of stakeholders is to  

 Engage government in product development 

 Where private sector feels GRN policies are restrictive or there is a policy 

vacuum all together, 

 Take calculated risk for the sake of national building, by creating products 

for low income earners who are many and one will score on the volume 

scale 

 Invest in education of the future employees 
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The summary of the challenges and intervention in this spectrum was provided: 

 Land delivery is slow and it slows development; is a fact 

 Lack of conclusive information on bottlenecks- 

 Is it land availability, 

 Lack of capital, 

 Policy framework, 

 Lack of innovations, 

 Lack of research and development, or 

 Are we just contented with the status quo, 

 Both GRN and private sector must not be contented with the present 

situation, 

 Low inputs low outputs, 

 No innovations no development,  

 

The director concluded that we all need to be discounted with low state of wealth 

creation. Begin to innovate in policies on part of GRN and private sector venture into 

new products. The goal is that we in the land of the brave should be brave enough to 

take risks into new fields of developmental opportunities present in our country. 

 

 

5. Provision of Serviced Land for Housing by Local Authorities by Mr. Joshua 

Amukugo, City of Windhoek 

 

Take home information from this address is that population has grown and is still 

growing in urban areas especially in Windhoek with informal settlements increasing 

at ±10%. This among others, increases the challenge of supply of land for housing 

purposes.  

Windhoek presents greater opportunities than any other urban locality in the country, 

thus a destination of choice. The city has two faces - a mix of formal and informal 

settlement, thus, making planning highly varied and challenging. 
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The map illustrate population growth and projection to Windhoek 

 

In terms of housing in Windhoek, the supply of land and housing thereon exceeds 

the demand. This scarcity creates room for speculation – which leads to 

unaffordability, calling for alternative housing technologies. 
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Urbanisation at National Level 

 

URBANIZATION TREND 1991 TO 2011  

 

The rapid urbanization rate are proving to be very taxing as such challenging 

issues like the demand for land and housing, water and sanitation provision, 

transportation and employment creation accompany it.  

The local authority is struggling to keep the pace with regard to the provision of land 

for houses and services and thus large percentages of the urban populace live in 

informal settlements. 

 

Informal settlements in Windhoek 

 

In addressing the informal settlements issue, the City has completed 4 major 

upgrading projects namely: 

 Havana Ext. 1, Okahandja Park A, B, C, Havana Proper and Ongulumbashe. 

Altogether more than 7 800 households benefited from the low income land 
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development program of the City accommodating about 31 200 people with 

an average of 4 people per household. 

  Busy with projects which involve the relocation of households to the 

Otjomuise Extensions 6, 7, 8 & 9 residential areas.  

These extensions can collectively accommodate approximately 1770 

Households which translate into approximately 8850 people. 

 A further ± 500 erven is being serviced for single residential purposes in 

Otjomuise. This will cater for those on the City’s waiting lists.  

 More than 600 households have been accommodated in Havana 6 & 

 The City commenced with the detailed planning designs that will precede the 

upgrading of the One Nation No 1 Informal Settlement are where 

approximately 400 Households will benefit from the project. 

 

Completed projects 

 Babilon, Kilimandjaro, Otjomuise Ext. 1 & 2 as well as Havana Extensions 2 – 

5 which accommodates 5656 households or 22 624 people have also attained 

some tenure status and access to services. 

 A further ± 500 erven had been serviced for single residential purposes in 

Otjomuise. These will be allocated to those on the City’s Waiting lists. 

 Some Infill Developments – Otjomuise Ext 1 & 2 – 100 Single Residential 

Erven & 6 Block Residential Erven – 200 Households 

 

Current projects 

 

 The City also commenced with the In-House upgrades of the smaller informal 

settlements of Omuthiya and Onghuwo Ye Pongo and Sameul Maharero, 

Kapuka Nayuala. 

 A total number of 496 Households or 1984 can be accommodated in these 

areas. 

 More than 274 Households or 1096 People have been accommodated in 

Havana 6 & 7.  

 400 More sites/erven could not be settled on – no connection to existing 

sewer network 

In conclusion it was stated that planners, policymakers and all stakeholders 

should embrace smart planning approaches in their effort to build better human 

settlements and housing. To realise Vision 2030, policy makers should come up 
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with realistic measures of success and failure so grounded that it could be 

understood by a common person in the streets. The rise of informal settlements 

and the accompanying inadequate housing and land delivery is a pointer to failed 

policies nationally, regionally and locally and should be taken as a serious 

indicator of success and failure. 

6. Overview of the Housing Finance Providers in Namibia by Ms. Mara Boysen, 

Bankers Association of Namibia  

Banks provide funding in terms of home loans to buyers to acquire houses. 

The following chart depicts the number of houses financed between 2010 and 

2012. 

 

In RFIN analysis, it is apparent that there is a decline in financing houses below N$ 

400 thousand from 2011 to 2012. This indicates a raise in housing prices looking at 

financed housing below N$800 thousand. Financing of housing below N$ 2 million 

has doubled comparing from 2010 to 2012. 

 

Housing Chain 

 

The Housing chain method is as follows: 

 Supply 

o Land and Infrastructure Finance 
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o Development Finance 

 Identify land 

 Secure title/zoning 

 Services and infrastructure 

 Planning and design 

 Build and Manage Project (Outsource to Sub-Contractor) 

 Demand 

o End-user Finance Loan 

o Management Facilitation 

o Home Ownership 

The chain involves land and property developers as well as banks. 

 

 

Government plays a role in supporting and sustaining the market by: 

 

• Effective mobilization of GRN revenue towards housing & infrastructure 

development, to make housing development possible via NHE i.e. Mass 

Housing Plan of 185,000 houses  

• Provide support to civil servants’ housing needs i.e. pension-backed lending 

in un-proclaimed areas  and to non credit worthy people 

• Government support by means of a subsidy scheme for low-income group 

• Introduction of housing development schemes, similar to Build Together 

Program / ETSIP etc 

• Promotion of private capital investments in low cost / affordable housing 

• Promote public / private partnerships between NHE / BANKS partnerships i.e. 

Mass Housing Plan of 185,000 houses 

• SME project financing to subcontractor, specializing in low-cost / affordable 

housing  

• Mentorship programmes to support such contractors 

• Relaxing of Bank policies in terms of financing unconventional building 

structures 

• Private Sector partnerships with Shack Dwellers Federation / NHAG etc 

 

Pension Backed Lending (Fully Guaranteed Lending) 

 

• Pension Backed Lending (FGL) is a critical component of the housing finance 

solution to be offered to LIH customers. 

• It offers an opportunity for low income markets to release equity in 

pension/provident funds to access housing and ultimately create wealth. 

• FGL could contribute significantly to achieving the LIH objective of “Putting 

roofs over peoples’ heads “. 

• The FGL value chain has unique characteristics and dynamics which make it 

fundamentally different from the traditional housing model. 
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In addition to the above stated housing chain, this type of funding requires the 

involvement of the following players: 

 retirement funds 

o trustees 

 fund members 

 intermediaries/service providers 

o fund administrators 

o consultants 

o actuaries 

o investment managers 

 

 

7. The Role of Retirement Funds in Housing Finance by Ms. Monique Cloete, 

Training Solutions 

 

Put simply, “housing finance is what allows for the production and consumption of 

housing. It refers to the money we use to build and maintain the nation’s housing 

stock. But it also refers to the money we need to pay for it, in the form of rents, 

mortgage loans and repayments.” (2009) Peter King, Understanding Housing 

Finance – Meeting Needs and Making Choices, p.3. 

 

The Namibian population is 2 million where the economically active age group is 

equal to 1.2 million. Employees registered on MSD (2010) is about 348 thousand. 

Members of active funds (2007) was at 115 thousand with pension fund assets at 

N$45bn the same year. This according to the report by….. 

 

The end user Model 

Direct housing loans is when 

 Member borrows directly from the Fund 

 Section 19(5) is the enabling legislation 

 Interest rate is legislated at 16% 

 Granted loans N$80m 

Indirect housing loans: 

 Member borrows from a third party 

 Section 37D is the enabling legislation 

 Interest rate is prime-linked 

 Granted loans N$100m 
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Pension Funds investments are governed by Regulation 28, limits property to 25% of 

total assets 

 

Investing in housing projects, developers and funds 

 

 

Investing in housing finance opportunities 

 

 

Compared to other countries, Botswana, South Africa and Namibia has permitted 

low income housing development but has not fully implemented like Mauritius and 

Zambia who have done so. 

However considering risks, value can be added and by product availability 

implementation can be realized. 
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8. Housing Demand and Supply in Namibia by Mr. Rowland Brown, Bank of 

Namibia 

 

Hierarchy of needs 

 

In Maslow hierarchy of needs, property/shelter is physiological and security need, 

just like food, water, air, health etc. 

 

In Vision 2030, Namibia aims   
i. To facilitate access to adequate shelter for 60% of the low-income population 

by 2006.  
ii. To build 9,590 houses until 2006 under the decentralised BTP.  
iii. To put in place operational revolving credit funds with all local authorities and 

regional councils, by 2005.  
iv. NHE to construct 7,937 houses at a value of N$419million.  
v. NHE to develop 3,371 plots at an estimated cost of N$143million.  
vi.  Land is secured and improved for 3000 households in urban areas.  
vii. 1,000 affordable houses are constructed by 2006  

 

 
The NDP VI policy states that by 2017, Namibia will have a robust and effective 
housing delivery programme where affordability is the key feature of the programme; 
and that 60% of households will be living in modern houses from 41% in 2009  
 

 
The determinants of housing demand are: 
Demographics:  

 Population size  

 Population growth  

 Urbanisation  

 Household size  

 Net migration (immigration minus emigration  

 
Cost:  

 Wealth and income  

 The price of housing  

 Cost of credit  

 Availability of credit  

The Determinants of supply are: 

 •Demand  

 •Input costs  

 •Land availability  

 •Capacity  
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According to the statistics there is a mismatch between demand/supply, reasons 
being:  

 Insufficient supply in municipal areas  

 High cost of servicing land  

 Low availability of land to service  

 Capacity constraints  

 High demand due to population growth and urbanisation 

The gap means that: 
 

 Prices increase  

 Houses become available only to those who can pay  

 Those who can’t pay end up in informal housing  

 Perpetuation of poverty  

 Housing bubbles may be formed  

 
 
9. Housing as an Asset Class: Current Status, Risks & Opportunities by Mr. 

Tega Shiimi ya Shiimi, Investment Managers Association of Namibia  

 

Defining an Asset Class 

What is an asset class?  

A group of securities that exhibit similar characteristics, behave similarly in the 

marketplace, and are subject to the same laws and regulations.” Investopedia  

The three main asset classes are: 

 Equities (stocks),  

 Fixed-income (bonds), 

 Cash equivalents (money market instruments).  

Some argue to add: real estate and commodities, and possibly other types of 

investments, to the asset class mix.  

 

Every security reflects different risk and return investment characteristics / profile 

and will perform differently in any given market environment.  
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Asset Class expanded further….some characteristics  

CFA Institute further defines asset class as: 

 Include a relatively homogeneous set of assets 

 Be mutually exclusive 

 Be diversifying 

 As a group, make up a preponderance of worldwide investable wealth 

 Have the capacity to absorb a significant fraction of an investor’s portfolio 

without seriously affecting the portfolio’s liquidity / investments, to the asset 

class mix.  

 

Key themes associated with Housing…as a collective  

 Alternative for channelling large-scale private capital 

 For social benefit….  

 

A few key arguments for Housing ………as an Alternative asset class are: 

 Lack of correlation with other investments may help or increase or stabilize 

portfolio returns  

 Not reliant on activity of the market but by using unique investing strategies to 

exploit market inefficiencies that the markets haven't perceived 

 Can possibly take advantage of different or looser regulatory provisions  

 They may provide pride of ownership, JP Morgan 

 

Many Buzz words associated with this theme…  

Impact Investing defined…  

 Investments intended to create positive impact beyond financial return  

 Require management of social and environmental performance in addition to 

financial risk and return  

 Different from typical SRI funds which tend to 

 seek to minimize negative impact rather than 

 proactively create positive social or environmental benefit 

o AllLife – insuring AIDS and HIV infected people in South Africa 

o Shiram – distributes savings, insurance and investment products to 

poor Indians, JP Morgan 
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Who are the Impact Investors? 

Philanthropists and civil organisations  

Commercial institutions including private equity, pension funds and insurers 

High-net worth individuals 

 Investing across the capital structure, across regions and business 

sectors 

 and with differing impact objectives, JP Morgan 

Emerging disciplines, lessons from UK, AUS, SA and USA..  

 Requires a unique set of investment / risk management skills  

 Demands organisational structures to accommodate this skill set 

 Serviced by industry organisations, associations and tertiary institutions 

 Encourages the development and adoption of standardized metrics, 

benchmarks and or other ratings, JP Morgan 

 

Are investment returns compromised?  

…some Schools of thought from impact investors  

 Some expect to out-perform traditional assets  

 Others expect a trade-off between financial gain and social impact 

 Recent entrants to impact investing believe 

o they need not sacrifice financial return for social impact 

o as they have regulated, fiduciary duty to generate risk-adjusted returns 

that compete with traditional investments, JP Morgan 

To tread CAUTIOUSLY…..  

 Liquidity – often less liquid than traditional assets 

o Willing buyer and off-load opportunities may be slim 

 Accurately assessing valuations and risks may be weary 

 Price, research and general understanding 

 Access to the given investment 

 Affordability, serviced land possibly adequate financing 

 Less regulated environment could lead to manipulation , JP Morgan 

 

A case for the Land of the Brave?…..things to consider…  

 Trade-off debate between social impact and financial return 
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 Affordability and pace of delivery of housing 

 Regulatory environment 

 Participation of all key stakeholders 

 Funding structure and vehicle 

 Impact monitoring, metrics and evaluation is critical  

 

 

 

 

10. Conclusion 

The conference was well attended and concluded successfully. Housing is a serious 

issue in Namibia that requires further deliberation to ensure fair equitable access for 

all. The Pension Funds industry among other sectors has a duty to contribute to 

national development by creating an environment in which members can retire 

securely. 

 

 

--------The end----- 


