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In the absence of effective urban planning, the consequences of this rapid 
urbanization will be dramatic



Affordable Housing: A Global Challenge

Major crisis of affordable housing supply in 
developed nations

o Crisis of supply of housing for low income populations

o Results in precarious and inadequate housing

o Results in growing homelessness

Major crisis of rapid urbanisation in less 
Developed Countries

o Leads to rapid growth of informal settlements

o Overcrowding

o Health implications

o Economic development implications



© B. Banerjee.

Mumbai: Dharavi (largest slum in Asia?)



Shanghai: new and old, formal and informal
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OUTCOMES 

"Prices"

SUPPLY

HOUSING AFFORDABILITY

DEMAND

affected by regulatory, institutional & 

policy frameworks

The Context of Housing Market Policy
Affected by availability of:

• land

• Infrastructure

• Building Materials - BM

• Organisation Building 
Industry

• Skilled & Productive 
Labour

• Self-reliance BM 
production

Affected by:

• Demographic 
conditions

• Rate of urbanisation

• New household 
formation

• Property rights & 
legal basis

• Housing Finance

• Fiscal Policies

• Subsidies

• Macro-economic 
conditions

Market



Land
Infrastructure

Finance

Building Materials

Labour

Policy, Legal & 

Regulatory 

Frameworks

The Housing Diamond of Perfect Equilibrium
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Government Intervention 



A
B

Poverty
Markets do 

not work 

well

HOUSING POLICY
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SLUM UPGRADING SLUM PREVENTION

Infrastructure provision

Settlement planning

Land regularisation

Housing improvement

Improvement Strategies

Provision of Serviced Land

Housing Finance

Regulatory Reforms

Building Industry Capacity

Housing Policies

CURATIVE PREVENTIVE



Problem Definition

Priority Setting

Needs Assessment

Programmes

Progrm1 Progrm2 Progrm3 Progrm4 Progrm5

Projects Projects Projects Projects

Policy Document

Goals and Targets

$ $ $ $

Strategies

Housing

Profile
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Programmes

Squatters
Squatters

Risk Areas

Illegal

Subdivisions
Rented

Housing
Homeless

Street residents

Tenement

Occupants

Low

Income

Very

Poor

Middle

Income

High

Income

Dilapidated

Public Housing

Estates

Different Demands Different Needs

Different SolutionsDifferent Problems

Newly 

Married 

Crowded

Housing

Rental

Housing
Home

Ownership

Slum

Upgrading

Housing

Stock

Improvement

Serviced

Land

Infrastructure

Improvement

Flexible

Mortgages

Building

Materials

Loans
Regulatory

Reforms

Cooperative

Housing
Self-help

Housing

Critical Policy 

Choices

Critical Policy 

Choices



Central 

Gov

Municipal 

Gov
NGO

Financial 

Institution

PrivateSector

Development 

Cooperation

Owners

Home Owners 

Association

Condominium

Enabling Policy with Different Stakeholders



What is the Right to Adequate Housing?

7 adequacy criteria according to International Covenant 
on Economic, Social and Cultural Rights:

1. Security of tenure (and protection from forced 

eviction!)

2. Availability of services, materials, facilities and 

infrastructure

3. Location

4. Habitability

5. Affordability

6 Accessibility

7. Cultural adequacy 



10/26/2026 claudio.acioly@unhabitat.

org
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Public housing in Singapore as such is not generally 
considered as a sign of poverty or lower standards 
of living as compared to public housing in other 
countries 

Role of Housing in Singapore

Most of the residential housing developments in Singapore are publicly 

governed and developed. Most of the residents in public housing are 

owners rather than tenants 
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Singapore Housing System

Central Government 

Annual Grant

Low Cost Land

Construction Loans 

Government Bonds 

Sale of flats on 

mortgage loans

HDB

CPF

Individual CPF 

contribution

Repayment of 

mortgage loan on 

behalf of the buyer

Home 

Owner 

Central Provident Fund – Compulsory saving system



Process / linkages of local housing partnership

City-wide survey /
joint planning,

search for solutions 
together

Find various
solutions suitable

for all communities
in city

Academics

Municipality

Community

Other dev.
agencies

On-site

Upgrading 

Land-sharing&
reconstruction

Reblocking &
readjustment

Resettlements  ่

Row-house

Flat

Detach house

Row-housing

Flat

Mixed approach



Local committee

academic

Other dev.org.

NGOs

Local authority
others

CODI

Network Network

Network

Com.enterprise

housing

Savings&credit

welfare

environment

others

Community Organization Development Institute - CODI















Achievement of the policy changes in Viet Nam

housing units 

development

81.5 % (22.9 millions) of the total households (28.1 

millions) live in the newly built houses or apartments from 

2000 – Figure 2024

Housing space 

(urban areas)

average urban housing floor area increased from 5.8 m2 

per head in 1996 to 24.9 m2 in 2019 and 31.5 m2 in 2025

Housing 

typology

modern housing typologies have been introduced or 

induced by the market

Social housing 

programme

students, workers at industrial parks, and low-income 

people have started to benefit from social housing 

programmes

Real estate 

industry 

contributed significantly to the country’s GDP growth

Private sector grown significantly
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Challenge 1

BUT

Large proportion of 

People’s housing & 

Informal housing 

High informality

A dualism in urban housing production (formal 

and informal) exists 



% of urban population living in slum areas 

(2009) 

High % of slums, but they mainly requires the 

improvement only 1-2 components of slum 
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Note: (a) Computed from country household data using the four components of slum 

(improved water, improved sanitation, durable housing and sufficient living area).

Source: United Nations Human Settlements Programme (UN-Habitat), Global Urban 

Indicators Database 2012.
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9,8

3,5

Extreme (3
or more
deprivation)

Severe (2
deprivation)

Moderate (1
deprivation)

Non-slum

2,2

11,3

0,9

13,6

Sufficient
living area

Durable
housing

Improved
sanitation

Improved
water

Distribution of 

slum dwellers 

by degree of 

shelter 

deprivation (%) 

Distribution of moderately 

deprived slum dwellers 

(one deprivation) by type 

of deprivation (%)

High number of inadequate housing 

(slums)
Challenge 1
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Log. (Urban)

Log. (Rural)

Accumulated  number of new 

housing units needed to 

accommodate newly forming 

families for selected years 

(million of households)

370,000 units/ year  = 1,014  units/ day = 42  units/ 

hour

Housing demands in urban areas by 2049

High housing demandsChallenge 2

Source: adapted from UN-Habitat (2014) Viet Nam Housing Profile



Low affordability: 

Affordability for housing is an acute problem

▪ 25 % of income/ month  for housing 
cost

20% 68% 7% 5%

Affordable 

None of 3 

types

10% 65% 15% 10%

High income HHs

▪ 35 % of income/ month  for housing 
cost

Low income HHs

Affordable for Type 3

• 30 m2, single storey 

semi-permanent

• VND 90 million (USD 

4,840)

• built progressively by 

owner-builders on peri-

urban land

Affordable for Type 1

• 60m2, good 

standard 

permanent

• VND 840 million 

(USD 45,100)

• Corporate built 

Affordable for Type 

2 

• 40 m2 ,moderate 

standard 

permanent 

• VND 400 million 

(USD 21,500)

• mostly self built

Assumed standard of affordability: 

1) a household spend less than 25 % of income per month  under prevalent mortgage loan schemes

2) a household spend less than 35 % of income per month  under prevalent mortgage loan schemes

Challenge 3

House price-

to-income 

ratio

▪ 7 ~ 8 in 

average

▪ 23 for 

bottom 20% 

▪ affordable 

for only the 

top 5 % of 

urban HHs
(calculated with 

average 

construction costs 

for 60 m²  / unit & 

average HH income)

Source: adapted from UN-Habitat (2014) Viet Nam Housing Profile



Challenge 4
High Housing  needs  but limited supply by 

social housing programme

Under the construction but meeting with many difficulties 

• Housing quality is not reliable for users.

• Construction cost is high and unaffordable to many 
groups of urban low-income and poor people.

• Those who are permitted to buy social housing do 
not meet the required criteria.

• There are difficulties in loans on hire-purchase 
housing (example: even the packet of 30,000 
billion VND for housing is already available)



High number of deteriorated housingChallenge 5

• Old degraded apartment 

blocks, from 70s and 80s, 

subject to assessment for 

upgrading

• Old apartment complexes 

in urban areas built 

before 1991: Over 3 million 

m2 floor of old apartment 

complexes; More than 

100,000 households living 

in them (MOC 2010).



• Policy frameworks: Reliance on state subsidy & 

focus on quantitative housing targets than 

creating a variety of choices

• Dual land price and two land markets (primary 

and secondary) → conflicts over land and 

insufficient land supply

• Construction industry and building materials need 

higher cost efficiency, environmental friendliness 

and transparency, technology innovation

• Housing finance systems currently miss the 

majority

• Housing markets still contain flaws

• Social housing programmes are still little 

accessible and affordable

Shortcomings and weakness remain
Institutional 

issues



Enabling approach & informal housing

• Recognition of, slums and informal settlements 

o One of the most positive effects of successful enabling 

shelter strategies

o Slum upgrading programs

• In Viet Nam, the informal and self-built sectors are:

o Dominant in housing supply

o The most affordable

o Efficient in providing different forms of housings

o However, this informal housing sector has not been fully 

considered in the legal and policy framework. 

o Needs for a progressive shift towards “enabling” the 

informal sector.



Creating space for urban communities 

• Communities' involvement in the provision and 
operation of infrastructure, services and housing. 

• Benefits

o Efficient to meet the various demands of 
different groups

o Provide services and housing in affordable cost

o great potential to generate both employment 
and local income multipliers 

o strengthen community cohesion. 

• Resources could be mobilized from community 
contributions



Housing finance

• Alternative financial arrangements

o Another efficient tool to enable broader, non-discriminatory 

access to affordable housing finance

• Examples 

➢ shorter term credit 

➢ small loans at unsubsidised or low or zero interest rates to the 

poor

➢ promote incremental housing improvement and construction 

etc. via mechanisms like daily savings schemes 

➢ community mortgage programs

➢ community-based rotating savings 

➢ credit cooperatives

➢ housing micro-finance & NGO housing programs



Thank you
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