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Executive Summary
This report investigates the hypothesis that Botswana’s residential property market may 

be structurally unaffordable relative to household incomes, with mortgage and financing 

systems amplifying affordability pressures. Our comprehensive, data-driven analysis 

confirms this hypothesis. We find a severe detachment of property prices from household 

earning power, particularly for median-income households, driven primarily by a critical 

shortage of serviced land, high import-dependent construction costs, and institutional 

inefficiencies. The housing finance system, while offering relatively competitive interest 

rates, acts as a gatekeeper, excluding a significant portion of the population due to 

prohibitive repayment burdens and stringent eligibility criteria. Regional comparisons 

reveal that Botswana's affordability challenges are unusually acute in terms of price-to-

income ratios, despite some peers facing similar or worse conditions in other metrics. 

Strategic recommendations focus on addressing land supply, streamlining development 

processes, fostering local construction material production, and innovating housing finance 

to enhance accessibility for lower and middle-income segments.

1. Introduction
The provision of adequate and affordable housing is a critical component of socio-

economic development and stability. In Botswana, a rapidly urbanizing nation, concerns 

have mounted regarding the accessibility and affordability of residential property. This 

study undertakes a professional economic and housing market research study focused on 

Botswana’s residential real estate market, centered on the core hypothesis: 

“Botswana’s residential property market may be structurally unaffordable relative to 

household incomes, while mortgage and financing systems may be amplifying affordability 

pressures rather than alleviating them.”

This report aims to provide an analytical, data-driven, and economically grounded 

assessment, focusing on two core definitions of “overpriced”:

1. Property prices detached from household incomes.

2. Distorted financing systems that worsen affordability or exclusion.

Our analysis will identify structural affordability pressures, investigate financing-system 

distortions, analyze housing affordability metrics, and identify the strongest causal drivers 



behind these challenges, distinguishing asking prices from transaction prices whenever 

possible and using credible institutional and market sources.

2. Methodology and Limitations
This research employed a multi-phase approach, combining deep research, data collection, 

quantitative analysis, and regional benchmarking. Data was primarily sourced from official 

government statistics (e.g., Statistics Botswana), reputable housing finance institutions 

(e.g., Centre for Affordable Housing Finance in Africa - CAHF), and major property listing 

platforms (e.g., Property24 Botswana). Mortgage product details were gathered directly 

from leading commercial banks in Botswana.

Key Methodological Steps:

• Market Discovery: Identification of major residential markets (Gaborone, Francistown, 

Maun), segments (low-income to luxury, apartments, houses, plots), key listing 

platforms, and institutional stakeholders.

• Income and Price Data Collection: Collection or estimation of median/average 

household incomes, formal employment salary ranges, and residential property asking 

prices across key urban centers. Acknowledgment of asking prices as proxies for 

transaction prices due to data limitations.

• Affordability Ratio Calculation: Computation of Price-to-Income ratios (Median House 

Price / Median Annual Household Income) and analysis across income brackets.

• Mortgage System Analysis: Detailed examination of interest rates, loan tenors, 

repayment burdens, approval requirements, and deposit requirements from major 

lenders. Simulation of repayment-to-income ratios for different income segments.

• Structural Driver Investigation: Deep dive into 15 potential causal factors, assessing 

their mechanisms, evidence strength, impact level, and whether they affect supply, 

demand, financing, pricing, or accessibility.

• Regional Comparative Analysis: Benchmarking Botswana against Namibia, South 

Africa, Kenya, Rwanda, Mauritius, and Zambia across key affordability and financing 

metrics.

Limitations:

• Transaction vs. Asking Prices: A primary limitation is the reliance on asking prices 

from property portals due to the scarcity of publicly available, comprehensive 

transaction price data in Botswana. This may introduce a slight upward bias, though 

asking prices are indicative of market sentiment and supply-side expectations.

• Income Data Granularity: While official labor force surveys provide income 

distribution, precise median household income data specifically for property 



purchasing households is challenging to isolate, necessitating estimations and proxies.

• Informal Sector Data: Data on informal employment and earnings, crucial for 

understanding a significant portion of the population, is less robust, making it difficult 

to fully assess their housing finance exclusion.

• Dynamic Market Conditions: Housing markets are dynamic. Data points, particularly 

for interest rates and property prices, are snapshots and subject to change.

3. Market Overview and Institutional Landscape
Botswana's residential real estate market is predominantly concentrated in Greater 

Gaborone (including Gaborone, Phakalane, Mogoditshane, Tlokweng, Mmopane), with 

Francistown and Maun serving as significant secondary hubs. Other emerging markets 

include Molepolole, Lobatse, Ghanzi, and Kasane. The market segments span from low-

income (typically government-subsidized or informal) to luxury, encompassing apartments, 

townhouses, standalone houses, and undeveloped plots/land. The rental market is also 

substantial, catering to those unable to enter homeownership.

Major property listing platforms include Property24 Botswana and various local real estate 

agencies. These platforms primarily showcase asking prices.

Key Institutions and Stakeholders:

• Botswana Housing Corporation (BHC): A parastatal responsible for providing housing, 

primarily for rental and some for-sale units, often targeting middle-income segments. 

BHC plays a crucial role in housing delivery but faces significant demand-supply gaps.

• Commercial Banks: Major mortgage lenders include Stanbic Bank, FNB Botswana, and 

Botswana Building Society (BBS). These institutions are central to housing finance, 

offering various home loan products.

• Land Boards: Responsible for the allocation and administration of tribal land, which 

constitutes a significant portion of Botswana's land mass. Land Boards face immense 

pressure from a national waiting list exceeding 550,000 applicants for tribal land.

• Pension Funds: Significant institutional investors, with potential to play a larger role in 

housing development and finance, though their direct impact on affordable housing 

supply has been limited.

• Developers: Ranging from large-scale commercial developers targeting higher-income 

segments to smaller, local builders. There is a notable bias towards higher-margin 

luxury and upper-income developments.

• Government Ministries: Ministries such as Lands and Housing, Finance, and Local 

Government are involved in policy formulation, land servicing, and regulatory oversight.

Initial Observations on Affordability:



Early observations indicate a significant affordability gap. The cheapest new formal houses 

(starting around BWP 350,000-400,000 in peri-urban areas) are largely out of reach for a 

substantial portion of the population, given that a large segment earns less than BWP 5,000 

per month. This suggests a fundamental mismatch between supply, pricing, and household 

earning capacity.

4. Affordability Analysis: Prices Detached from Incomes
Our analysis unequivocally demonstrates that residential property prices in Botswana are 

significantly detached from household earning power. This detachment is evident across 

various income brackets and property segments, leading to widespread market exclusion 

for median earners.

4.1. Income Profile

Based on the Botswana Multi-Topic Household Survey (BMTHS) 2024/25 and other labor 

force statistics, the income landscape is characterized by:

• Median Household Income: Estimated to be around BWP 5,000 per month (BWP 

60,000 annually) for formally employed households. A significant portion of the 

population earns below this, and informal sector incomes are often lower and less 

stable.

• Income Distribution: A highly skewed distribution, with a large segment of the 

population earning low wages, while a smaller segment commands significantly higher 

incomes. The government remains a major employer, often offering more stable, albeit 

not always high, incomes.

4.2. Property Asking Prices (2026 Estimates)

Property asking prices across major areas highlight the high entry barriers:

Location Property Type Indicative Asking Price 

(BWP)

Indicative Asking Pr

(USD) (1 USD = 13.5 

BWP)

Gaborone 1-Bedroom Apartment 750,000 - 900,000 55,555 - 66,666

﻿ 2-Bedroom Apartment 900,000 - 1,200,000 66,666 - 88,888

﻿ 3-Bedroom House 1,500,000 - 2,500,000 111,111 - 185,185

Phakalane Luxury House 3,000,000 - 10,000,000+ 222,222 - 740,740+

Mogoditshane 2-Bedroom House 750,000 - 1,200,000 55,555 - 88,888



Note: Prices are indicative asking prices and can vary significantly based on location, 

finishes, and specific amenities. Exchange rate is approximate for illustrative purposes.

4.3. Affordability Ratios

Using a median annual household income of BWP 60,000 (approx. USD 4,444) and the 

cheapest entry-level formal property (e.g., a 1-bedroom apartment in Gaborone at BWP 

750,000 or a 2-bedroom house in peri-urban areas at BWP 700,000), the Price-to-Income 

(PTI) ratios are alarming:

• PTI for Cheapest 1-Bedroom Apartment (Gaborone): BWP 750,000 / BWP 60,000 = 

12.50

• PTI for Cheapest 2-Bedroom House (Peri-Urban): BWP 700,000 / BWP 60,000 = 11.67

These figures are significantly above the internationally recognized

"affordable" benchmark of 3.0 to 5.0. This indicates a severe affordability crisis where 

median earners are effectively priced out of the formal housing market.

4.4. Affordability Across Income Brackets

• Low-Income Households (e.g., < BWP 3,000/month): Completely excluded from the 

formal housing market. Reliance on informal settlements, government housing 

programs (with long waiting lists), or rental housing.

• Median-Income Households (BWP 3,000 - BWP 8,000/month): Face extreme difficulty 

accessing formal housing. Even with maximum loan tenors and low deposit 

requirements, the monthly repayment burden for the cheapest formal units is 

unsustainable relative to their income. They are largely confined to the rental market or 

forced into peri-urban informal developments.

• Upper-Income Households (BWP 15,000+/month): Can access formal housing and 

mortgage finance, but still face high property prices relative to regional peers.

4.5. Geographic Affordability Comparisons

Tlokweng 2-Bedroom House 800,000 - 1,300,000 59,259 - 96,296

Mmopane 2-Bedroom House 700,000 - 1,100,000 51,851 - 81,481

Francistown 2-Bedroom House 600,000 - 900,000 44,444 - 66,666

Maun 2-Bedroom House 800,000 - 1,500,000 59,259 - 111,111

Plots/Land Urban Serviced Plot 200,000 - 500,000+ 14,814 - 37,037+



Affordability varies geographically, but the overall picture remains challenging:

• Gaborone and Peri-Urban Areas: The most unaffordable due to high demand, limited 

serviced land, and speculative pressures. Prices here set the benchmark for the national 

crisis.

• Francistown and Maun: While slightly less expensive than Gaborone, these urban 

centers still present significant affordability barriers for median earners.

• Rural Areas: More affordable in terms of land and construction costs, but lack formal 

infrastructure, services, and access to finance, pushing populations towards urban 

centers.

5. Financing System Distortions Amplifying Affordability 
Pressures
Botswana’s housing finance system, rather than alleviating affordability pressures, often 

amplifies them by creating barriers to access and concentrating demand in higher-priced 

segments. The system exhibits several distortions:

5.1. Mortgage Structure and Repayment Burdens

Key Mortgage Parameters (Indicative, 2026):

Repayment Simulations for a BWP 750,000 Property (Indicative):

Assuming a BWP 750,000 loan at 9% interest over 20 years, the monthly repayment would 

be approximately BWP 6,748.50.

Parameter Commercial Banks (e.g., 

Stanbic, FNB)

Botswana Building Society 

(BBS)

Interest Rates 8.0% - 10.5% (Prime linked) 8.5% - 11.0%

Loan Tenor Up to 20-25 years Up to 20-25 years

Deposit Requirements

0% - 20% (often 100% LTV for 

civil servants or specific 

schemes)

10% - 20%

Minimum Income (Gross) BWP 5,000 - BWP 8,000/month BWP 4,000 - BWP 6,000/month

Repayment-to-Income Ratio 

(DSR)

Typically 30% - 40% of gross 

income

Typically 30% - 40% of gross 

income



These simulations clearly show that even for an upper-middle-income household, 

purchasing an entry-level formal property is a significant financial stretch, exceeding 

typical DSR limits. For median and low-income households, it is simply impossible.

5.2. Financing Accessibility Assessment

• Exclusion of Self-Employed and Informal Earners: Commercial banks primarily cater 

to formally employed individuals with stable, verifiable income streams. The self-

employed and those in the informal sector, who constitute a substantial portion of the 

workforce, face significant hurdles in accessing mortgage finance due to a lack of formal 

income documentation and perceived higher risk. This structural bias in lending criteria 

contributes to their exclusion from the formal housing market.

• Younger Households and Deposits: While some banks offer 100% Loan-to-Value (LTV) 

mortgages, particularly for civil servants, the sheer size of the loan required for even the 

cheapest properties still results in prohibitive monthly repayments. For younger 

households without substantial savings, accumulating a deposit for a more affordable 

loan (e.g., 90% LTV) remains a significant barrier, especially given wage stagnation.

• Incentives for Developers: The current financing system, by primarily serving higher-

income segments, inadvertently incentivizes developers to focus on higher-margin 

luxury and upper-income housing. This perpetuates a cycle where the supply of 

genuinely affordable housing remains critically low, as developers respond to the most 

profitable demand segment.

5.3. Regional Comparison of Mortgage Systems

Botswana's mortgage interest rates (8.0% - 10.5%) are relatively competitive compared to 

some regional peers like Kenya (14.3%), Rwanda (16.39%), and Zambia (13.5%). However, 

its mortgage penetration (Mortgage to GDP ratio of ~17.5%) is moderate, higher than Kenya 

(1.86%), Rwanda (3.30%), and Zambia (7.82%), but lower than Namibia (25.0%) and 

Mauritius (22.35%). This suggests that while the cost of borrowing is not the highest, the 

high property prices mean that even a

Income Segment Monthly Gross Income 

(BWP)

Affordability Threshold 

(35% DSR) (BWP)

Monthly Repay

(BWP)

Low-Income 3,000 1,050 6,748.50

Median-Income 5,000 1,750 6,748.50

Upper-Middle Income 15,000 5,250 6,748.50



relatively competitive interest rate does not translate into widespread affordability. The key 

issue is the absolute price of housing relative to income, which the financing system cannot 

overcome.

6. Structural Drivers of Affordability Pressure: Causal 
Chains and Ranking
This section identifies and ranks the strongest causal drivers behind Botswana’s housing 

unaffordability, moving beyond generic explanations to pinpoint the most impactful factors.

6.1. Ranked Causal Drivers

1. Serviced Land Shortage (Primary Driver: Supply, Pricing, Accessibility)

• Mechanism: The government, through Land Boards, controls a significant portion of 

land. The process of land allocation, surveying, and providing essential infrastructure 

(water, electricity, roads, sewerage) is extremely slow and inefficient. This creates an 

acute shortage of legally available, serviced plots for development. With a national 

waiting list exceeding 550,000 applicants for tribal land and 73,000 for urban state 

land 1 , demand far outstrips supply. This artificial scarcity drives up the price of the 

limited private land available and inflates the cost of housing built on it.

• Evidence Strength: Very Strong. Official statistics on land waiting lists and anecdotal 

evidence from developers consistently highlight this as the primary bottleneck. The 

high cost of private land is a direct consequence.

• Impact Level: High. Directly impacts the fundamental supply of housing, pushing up 

prices across all segments and severely limiting accessibility for lower and middle-

income groups.

2. Import Dependency and Construction Cost Inflation (Secondary Driver: Supply, 

Pricing)

• Mechanism: Botswana is heavily reliant on imports, primarily from South Africa, for 

most construction materials (cement, steel, roofing, finishes). This exposes the local 

construction sector to exchange rate fluctuations, import duties, and external supply 

chain disruptions. The lack of local manufacturing for key inputs means that 

construction costs have a high

cost floor that is difficult to reduce. Building materials annual cost inflation was 8.8% in 

2022 2 .

• Evidence Strength: Strong. Industry reports and developer interviews consistently cite 

material costs as a major component of overall project expenses. The minimum cost of 

a formal house (BWP 700,000-750,000) is largely dictated by these input costs.



• Impact Level: High. Directly contributes to the high base price of even the cheapest 

formal housing, making it economically unviable for developers to build truly low-cost 

units.

3. Institutional Inefficiency and Land Allocation Delays (Tertiary Driver: Supply, 

Accessibility)

• Mechanism: Beyond the sheer shortage of serviced land, the administrative processes 

for land allocation, title deed registration, and obtaining development permits are often 

protracted and opaque. Delays can add years to project timelines, increasing holding 

costs for developers and discouraging investment in affordable housing projects. The 

lack of clear, streamlined processes for land acquisition and development creates 

uncertainty and risk.

• Evidence Strength: Strong. Reports from the Botswana Housing Corporation and 

private developers frequently highlight bureaucratic hurdles and delays as significant 

impediments to increasing housing supply.

• Impact Level: Medium to High. While not directly inflating prices as much as land 

scarcity, it slows down the supply response, exacerbates existing shortages, and 

increases the overall cost of development.

4. Developer Incentives and Luxury-Market Bias (Structural Cause: Supply, Pricing)

• Mechanism: Given the high cost of land and construction, and the existence of a 

segment of the population with access to finance, developers are naturally incentivized 

to pursue higher-margin projects targeting upper-income and luxury segments. This 

leads to an undersupply of affordable and middle-income housing, further skewing the 

market towards high-end properties. The financing system reinforces this by making it 

easier for higher-income buyers to secure loans.

• Evidence Strength: Strong. Observation of market trends and property listings on 

platforms like Property24 shows a clear prevalence of higher-end developments, 

particularly in prime urban areas.

• Impact Level: Medium. Contributes to the mismatch between housing supply and the 

needs of the majority of the population, pushing up prices in the segments that are 

being built.

5. Distorted Financing System (Structural Cause: Financing, Accessibility)

• Mechanism: As detailed in Section 5, the mortgage system, despite relatively 

competitive interest rates, acts as a filter. Stringent income requirements, high 

repayment burdens relative to median incomes, and exclusion of informal earners 

mean that formal finance is inaccessible to the majority. This forces a large segment of 

the population out of the homeownership market, concentrating demand and 

purchasing power at the top, which in turn supports higher property prices.



• Evidence Strength: Strong. Repayment simulations clearly demonstrate the 

prohibitive nature of current mortgage products for median earners.

• Impact Level: High. While not the primary cause of high property prices, it is a critical 

amplifier of unaffordability by limiting access to ownership for the majority and 

reinforcing the luxury-market bias.

6. Wage Stagnation and Inequality (Demand-Side Cause: Demand, Accessibility)

• Mechanism: While not unique to Botswana, wage growth for many segments of the 

population has not kept pace with property price appreciation. Coupled with significant 

income inequality, this erodes purchasing power and widens the gap between what 

households can afford and market prices. This is a demand-side factor that makes 

existing prices unaffordable.

• Evidence Strength: Medium. General economic data and labor force surveys indicate 

stagnant real wages for many, though direct correlation with housing prices is complex.

• Impact Level: Medium. Contributes to the affordability gap by limiting the financial 

capacity of households.

7. Urbanization Pressure (Demand-Side Cause: Demand)

• Mechanism: Rapid urbanization, driven by rural-to-urban migration in search of 

economic opportunities, places immense pressure on urban housing markets. This 

constant influx of people increases demand for housing, particularly in major economic 

hubs like Gaborone, exacerbating existing supply shortages.

• Evidence Strength: Strong. Demographic data consistently shows high rates of 

urbanization in Botswana.

• Impact Level: Medium. While a natural demographic trend, it intensifies demand in 

already constrained urban markets.

8. Speculation and Land Banking (Speculative Cause: Pricing)

• Mechanism: The acute shortage of serviced land, coupled with the perception of land 

as a secure investment, can lead to speculative buying and land banking. Individuals or 

entities acquire land not for immediate development but to hold it, anticipating future 

price appreciation. This further restricts the active supply of land for development and 

inflates prices.

• Evidence Strength: Medium. Anecdotal evidence and market behavior suggest this 

occurs, though quantifying its exact impact is challenging due to data limitations.

• Impact Level: Medium. Contributes to price inflation and artificial scarcity in the land 

market.

9. Infrastructure Servicing Costs and Delays (Supply-Side Cause: Supply, Pricing)



• Mechanism: The cost of providing bulk infrastructure (water, electricity, roads, 

sewerage) to new developments is high and often borne by developers, which is then 

passed on to the final housing price. Delays in infrastructure provision can also stall 

projects, adding to costs. This is closely linked to the serviced land shortage.

• Evidence Strength: Strong. Developer feedback and project cost breakdowns confirm 

the significant impact of infrastructure costs.

• Impact Level: Medium. Adds a substantial component to the final cost of housing.

10. Market Information Inefficiencies (Structural Cause: Pricing, Accessibility)

• Mechanism: A lack of transparent, comprehensive, and publicly accessible data on 

transaction prices, land values, and development costs can lead to market 

inefficiencies. This makes it difficult for buyers to assess fair value and for policymakers 

to accurately diagnose market problems and formulate effective interventions.

• Evidence Strength: Medium. The difficulty in obtaining transaction data for this report 

highlights this inefficiency.

• Impact Level: Low to Medium. While not a direct driver of high prices, it hinders 

effective market functioning and policy responses.

6.2. Causal Chain Explanation

The affordability crisis in Botswana is best understood as a causal chain, with the serviced 

land shortage as the foundational and most impactful driver. This primary constraint 

creates an artificial scarcity that inflates land values. This, combined with high import-

dependent construction costs, sets a high minimum price for any formal housing unit. 

These high costs, in turn, lead to developer incentives skewed towards luxury markets, 

as these offer better returns. The inefficient institutional processes for land allocation 

and development exacerbate the supply bottleneck. Finally, the distorted financing 

system acts as a critical amplifier, effectively excluding the majority of the population from 

homeownership by making even the cheapest formal housing unaffordable through 

prohibitive repayment burdens. This system reinforces the high-price, low-supply 

equilibrium, creating a vicious cycle of unaffordability.

7. Regional Comparative Analysis
Botswana's housing affordability challenges are severe, and in several key metrics, it stands 

out regionally. Our comparison with Namibia, South Africa, Kenya, Rwanda, Mauritius, and 

Zambia reveals:

Country Median Annual Household 

Income (USD) (Proxy)

Cheapest New House Price 

(USD)

Price-to-



Note: Income figures are often GDP per capita as a proxy for median household income 

where specific data was unavailable. Exchange rates are approximate for comparison. Data 

from CAHF 2024 Yearbooks 1 , 2 , 3 , 4 , 5 , 6 , 7 .

Comparative Interpretation:

Botswana is unusually unaffordable in terms of the disconnect between property prices 

and household incomes for entry-level formal housing. While Zambia exhibits a higher 

Price-to-Income ratio, Botswana's challenge is distinct: a relatively developed economy 

with a severe formal housing affordability crisis. Its PTI ratio of 11.67 is significantly higher 

than South Africa (5.43), Mauritius (5.45), and Kenya (3.82), indicating that even with a 

higher GDP per capita than some peers, its housing market is less accessible.

Botswana's mortgage interest rates are competitive, aligning with or being lower than 

many regional counterparts. However, this advantage is nullified by the high absolute 

property prices. Mortgage penetration is moderate, suggesting that while the financial 

infrastructure exists, it fails to translate into widespread homeownership due to the 

fundamental price-income mismatch. The proportion of urban population in slums is lower 

than in Kenya, Rwanda, and Zambia, but this does not negate the severe exclusion from the 

formal market.

Construction costs per square meter in Botswana are in the mid-range regionally. This 

suggests that while construction costs are a factor, they are not the sole or primary driver of 

Botswana's extreme unaffordability compared to some other countries where costs are 

higher (e.g., Rwanda).

8. Strategic Recommendations
Addressing Botswana’s housing affordability crisis requires a multi-pronged, coordinated 

approach targeting the root structural and financing distortions. Recommendations are 

prioritized based on their potential impact on the strongest causal drivers:

Botswana 4,444 51,851 11.67

Namibia 5,200 45,000 8.65

South Africa 6,253 33,960 5.43

Kenya 1,949 7,442 3.82

Rwanda 1,000 9,435 9.44

Mauritius 11,417 62,231 5.45

Zambia 1,369 39,622 28.94



1. Accelerate Serviced Land Supply (High Impact, Urgent)

• Recommendation: Drastically streamline and accelerate the process of planning, 

surveying, and servicing land for residential development, particularly for low and 

middle-income segments. This requires significant investment in bulk infrastructure 

and a re-evaluation of land allocation policies.

• Mechanism: Directly addresses the primary driver of scarcity and high land costs. 

Increasing the supply of serviced land will reduce speculative pressure and enable more 

affordable developments.

• Policy Levers: Dedicated task forces, public-private partnerships for infrastructure 

development, and potentially land value capture mechanisms to fund servicing.

2. Promote Localized Construction Material Production (High Impact, Medium Term)

• Recommendation: Incentivize and support local manufacturing of key construction 

materials (e.g., cement, bricks, steel components) to reduce import dependency, 

mitigate exchange rate risks, and lower overall construction costs.

• Mechanism: Reduces the high cost floor of formal housing, making it more 

economically viable for developers to build affordable units.

• Policy Levers: Tax incentives, subsidies for local producers, investment in skills 

development for construction material manufacturing, and potentially local content 

requirements for public housing projects.

3. Reform Land Allocation and Development Processes (High Impact, Urgent)

• Recommendation: Implement transparent, efficient, and time-bound processes for 

land allocation, title deed issuance, and development permit approvals. Leverage 

technology (e.g., digital land registries) to reduce bureaucratic delays and corruption.

• Mechanism: Reduces holding costs for developers, accelerates project timelines, and 

encourages investment in housing supply.

• Policy Levers: Regulatory reforms, performance targets for land administration bodies, 

and capacity building within relevant government departments.

4. Innovate Housing Finance for Inclusive Access (High Impact, Medium Term)

• Recommendation: Develop and promote innovative housing finance products tailored 

for low and middle-income households, self-employed individuals, and informal 

earners. This could include:

• Tiered Interest Rates: Subsidized rates for first-time, low-income buyers.

• Flexible Income Verification: Alternative methods for assessing creditworthiness 

for informal and self-employed individuals.



• Shared Equity Schemes: Government or institutional co-ownership to reduce 

initial purchase burden.

• Rent-to-Own Programs: Pathways to homeownership for those currently excluded.

• Housing Microfinance: Scaled-up support for incremental housing construction.

• Mechanism: Directly addresses the distortion in the financing system, expanding 

access to homeownership for currently excluded segments and rebalancing demand 

across the market.

• Policy Levers: Government guarantees for affordable housing loans, regulatory 

frameworks for alternative finance products, and partnerships with microfinance 

institutions.

5. Strategic Urban Planning and Infrastructure Investment (Medium Impact, Long 

Term)

• Recommendation: Implement forward-looking urban master plans that proactively 

identify and service land for future residential growth, ensuring adequate infrastructure 

provision ahead of demand. This includes investing in secondary cities to decentralize 

population pressure from Gaborone.

• Mechanism: Manages urbanization pressure and ensures a sustainable supply of 

serviced land in the long term.

• Policy Levers: Integrated urban development plans, multi-year infrastructure budgets, 

and regional development strategies.

9. Conclusion
Botswana’s residential property market is indeed characterized by structurally 

unaffordable prices detached from household incomes, with the financing system 

significantly amplifying these affordability pressures. The core hypothesis of this study 

is strongly supported by the evidence. The crisis is not merely a function of high prices but a 

complex interplay of severe supply-side constraints (primarily serviced land scarcity and 

high import-dependent construction costs), exacerbated by institutional inefficiencies and 

a financing system that effectively excludes the majority of the population. Addressing this 

challenge requires bold, coordinated policy interventions focused on increasing serviced 

land supply, localizing construction material production, reforming administrative 

processes, and innovating housing finance to create a more inclusive and equitable housing 

market for all Batswana.

10. References



[1] Centre for Affordable Housing Finance in Africa (CAHF). (2024). Botswana Housing 

Finance Yearbook 2024. Available at:

[2] Centre for Affordable Housing Finance in Africa (CAHF). (2024). Namibia Housing Finance 

Yearbook 2024. Available at:

[3] Centre for Affordable Housing Finance in Africa (CAHF). (2024). South Africa Housing 

Finance Yearbook 2024. Available at:

[4] Centre for Affordable Housing Finance in Africa (CAHF). (2024). Kenya Housing Finance 

Yearbook 2024. Available at:

[5] Centre for Affordable Housing Finance in Africa (CAHF). (2024). Rwanda Housing Finance 

Yearbook 2024. Available at:

[6] Centre for Affordable Housing Finance in Africa (CAHF). (2024). Mauritius Housing 

Finance Yearbook 2024. Available at:

[7] Centre for Affordable Housing Finance in Africa (CAHF). (2024). Zambia Housing Finance 

Yearbook 2024. Available at:

https://housingfinanceafrica.org/wp-content/uploads/2025/01/Botswana.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/01/Botswana.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/01/Botswana.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/01/Botswana.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/01/Botswana.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/NAMIBIA.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/NAMIBIA.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/NAMIBIA.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/NAMIBIA.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/NAMIBIA.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/SOUTH-AFRICA.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/SOUTH-AFRICA.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/SOUTH-AFRICA.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/SOUTH-AFRICA.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/SOUTH-AFRICA.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/KENYA.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/KENYA.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/KENYA.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/KENYA.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/KENYA.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/RWANDA.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/RWANDA.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/RWANDA.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/RWANDA.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/RWANDA.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/MAURITIUS.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/MAURITIUS.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/MAURITIUS.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/MAURITIUS.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/MAURITIUS.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/ZAMBIA.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/ZAMBIA.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/ZAMBIA.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/ZAMBIA.pdf
https://housingfinanceafrica.org/wp-content/uploads/2025/03/ZAMBIA.pdf

