








































We, the steering committee of the 5th Asia-pacific 
Housing Forum thank the more than 500 delegates, 
individuals and organizations, speakers & 
moderators, dignitaries, home partners, community 
leaders and volunteers who gathered over two days 
to discuss, deliberate and evolve working solutions 
to the issues of affordable housing and sanitation in 
India.

The main issues discussed at the forum included the 
following:
● The critical role of access to land for shelter and 
security of tenure.

● The diversification of micro-lending and the need 
to make markets work for the poor.

● Building affordable, safe, disaster-resilient housing, 
and policies that promote such housing and 

necessary skill development

● Harnessing technology for housing and sanitation, 
and new sustainable building technology.

● The need for gender equality in eliminating 
poverty housing

● Rapid urbanization is creating an urgent need for 
proper sanitation for better health and safety 
especially of women, children, the elderly and 
the disabled.

● Effective behaviour change communication and 
participation of the community (including women) is 
critical for making India open defecation free and 
achieving sanitation goals.

● Critical to recognize need for ‘water’ for drinking & 
sanitation and ‘solid and liquid waste management’. 
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Joint Declaration 

Asia Pacific Housing Forum 5 (APHF5) Delhi 
3rd and 4th September 2015



We are happy to share key takeaways of this 2 day 
forum. 
● A solution to the issues of affordable housing & 
sanitation, both in rural and urban India, will be 
found only if all key stakeholders come together as a 
coalition in close partnership with the government. 

● Housing microfinance is a key issue in the area of 
affordable housing and a policy framework needs to 
be evolved for the same. This also needs to address 
the issues of subsidies & bridge funding, access to 
land and tenure as a basic input with a 
gender-sensitive approach which will make the goal 
of housing for all by 2022 a feasible one.

● There is a need to not only encourage increased 
research & development in affordable, safe, 
disaster-resilient technologies in housing & 
sanitation to address the issue of scale but also to 
invest in skill development and viable business 
models for the same.

● Forward and backward market linkages to address 
the entire value chain of housing and and sanitation 
will give a fillip to the industry as a whole as well as 
provide the eco-system required to address the 
issues at hand.

● Creation of infrastructure for community sanitation 
has to be accompanied by a massive behaviour 
change campaign to educate citizens regarding the 
benefits of proper sanitation and the use and 
maintenance of the infrastructure being built.

With the successful conclusion of APHF 5, we hereby 
commit to the following:

● We will continue to engage with all stakeholders 
present at this forum and others outside to dissemi-
nate information, share best practices, and gather 
inputs and evolve solutions that will enable us to 
tackle the issues of affordable housing & sanitation.

● We realize the need for being inclusive of people 
with special needs and the marginalized. The 
community needs to be an integral part and we need 
to focus on capacity building of locals on building 
safe infrastructure on housing and sustainable 
sanitation facilities.

● On the issue of sanitation, we pledge to increase 
the current number of partners in the ‘Sensitise to 
Sanitise (S2S)’ campaign to 50 by March 2016, 
complementing the ‘Indian Sanitation Coalition’.

● We take on the challenge of making 100 districts, 
i.e. 15% of the total districts in the country, 
open-defecation free by 2019.

● We commit to engage all stakeholders to reduce 
the EWS housing deficit in the country by 25 lakh 
units by 2022.

● We finally commit to communicate the 
deliberations of this conference and other 
documentation created on the subject in the future 
widely through all mediums at our disposal including 
globally through the UN Habitat and UN Global 
Compact Network. 
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We commit to engage all 
stakeholders to reduce 
the EWS housing deficit in 
the country by 25 lakh 
units by 2022



The Asia Pacific Housing Forum 5 organized by 
Habitat for Humanity India in Delhi in September saw 
Bollywood Actor Vivek Oberoi’s One Foundation and 
Habitat for Humanity India shake hands to build 
1,00,000 sanitation units in India. The association 
came in on the Bollywood actor’s birthday wherein 
he pledges to do something impactful every year. 
The pledge for building 1,00,000 sanitation units is a 
high impact project committed by the actor reaching 
out to 5,00,000 individuals. 

At the Housing Forum, Vivek Oberoi expressed his 
concern for the need for sanitation facilities 
especially for women and girl children. “When girls 
turn 12 or 13, their body starts to change and they 
become conscious to go behind the bush. Boys in 
school tease them as they are curious at that time. 
So, a lot of girls stop going to school because of that. 
That is very upsetting to hear,”   said Vivek Oberoi. 

Habitat for Humanity India announced Bollywood 
Actress Evelyn Sharma as the new ambassador for 
‘Young Leaders Build 2016’ – an initiative of HFH India 
to mobilize 1 million youth in India for the cause of 
Housing For All in India raising awareness and funds. 

The actor who recently launched her own charity 
foundation, Seams For Dreams, uses the love for 
fashion to give back to humanity and is gaining great 
support from her fellow actors and the Indian fashion 
industry in raising funds for social causes and disaster 
relief work in India. Evelyn proclaimed that she would 
want to use her fame, status and voice to motivate the 
youth to do good, when she was invited to speak at the 
5th Asia-Pacific Housing Forum.

Habitat for Humanity India described the young 
activists as role models for the youth in India and 
welcomed their support.
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Support from the  

Celebrities
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7 http://indianexpress.com/article/entertainment/bollywood/vivek-oberoi-announces-sanitation-project-on-birthday/#sthash.B2liYn0j.dpuf
8 http://seamsfordreams.com/evelyn-sharma-announced-ambassador-for-habitat-for-humanity/



Essays



What would it take to move housing lending closer to 
the Bottom of the Pyramid (BoP)? The emergence of 
Housing for All as a governmental priority has high-
lighted the scale of the problem – or, seen differently, 
the size of the opportunity – in the EWS and LIG 
categories. It is estimated that 70 per cent of the 
housing shortage in urban areas will be in the 
affordable housing segment. That is a potential 
market of 7 million households which need access to 
long- term, affordable home loans.  However, while 
the private sector is alive and well for middle to 
high-income housing, the market has not been able 
to deliver affordable housing solutions at the EWS 
and LIG segments. Why is this so?

Examining the Role of the State
For housing lending to move to the BoP, there needs 
to be adequate housing stock there. This is perhaps 
the most challenging aspect of the problem – the fact 
that not enough developers are building houses for 
the EWS / LIG segments, preferring instead to focus 
on more lucrative markets. In the absence of afford-
able housing stock (i.e collateral) it is unrealistic to 
expect housing lending to expand to the BoP. Devel-
opers argue – rightly – that it is unreasonable to 
construct houses for an income group whose limited 
access to formal credit could result in unsold 
inventory and inefficient use of working capital. 
Confronted with the classic chicken or egg problem, 
the government (particularly at the state level) can 
become a market maker in a number of ways. One of 
these is by creating a dedicated Affordable Housing 
Policy framework which incentivises private builders 
to build for the EWS/LIG segments.

Barring a few, most states in India do not have a 
policy on Affordable Housing, resulting in a situation 
where multiple approvals, clearances, stamp duties 
and taxes only drive up the cost of the housing unit. 
By recognizing Affordable Housing as a distinct 
sector which requires a favourable policy, state 
governments can help pave the way for active private 

sector participation. For instance, Rajasthan’s 
Affordable Housing Policy of 2009 provides a 
number of PPP models for the creation of EWS/LIG 
housing stock in the state. One of these, part-
financed through DFID and NHB’s Affordable Housing 
programme, has private developers building EWS/LIG 
housing on their own land, in exchange for 
concessions like TDRs and increased FSI in other 
projects in the city. Importantly, the participation of 
the state as a guaranteed buyer of EWS/LIG housing 
stock (albeit at a discounted price) incentivises 
builders to construct at large scale, without needing 
to find individual buyers, as it is the responsibility of 
the government to match the housing stock with 
eligible EWS/LIG households (often, through a lottery 
system). The early results from the Rajasthan model 
are encouraging, not only because it has generated a 
supply of low-cost housing stock, but also because 
the policy deters speculators through safeguards 
such as income-verification and lock-in periods.

An Affordable Housing Policy is not a silver bullet, 
but it is a statement of intent from the government 
that they are open for business and that affordable 
housing is a priority. In a sector notorious for long 
delays and red tape, such a policy could well be the 
first step in attracting the private sector. But while a 
policy may incentivise lenders to expand to the BoP, 
is there anything that the lenders themselves should 
be doing to expand their outreach in the sector?

Lending to Low Income Groups
At the outset, it is important to recognize that in 
general, lending to low-income groups is challenging 
not because of the income levels per se, but because 
of the nature of this income – undocumented, irregu-
lar or seasonal. A lender to this segment does not 
have the luxury of borrowers’ tax returns or income 
statements from which to make a credit assessment. 
The borrower may well be able to repay the loan with 
their cash flows, but has no documented proof of 
their ability to do so. Over the last 15 years, MFIs in 

Affordable Housing
How to move housing lending closer to the bottom of the pyramid - 
creation of a business model framework

- Sharad Venugopal, 
Private Sector Development Adviser,  Department for International Development
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India have done a remarkable job in building a scal-
able and profitable business through making unse-
cured loans to informal groups. Today, Indian MFIs 
have over 37 million borrowers, mostly poor women 
with no formal proof of income and yet, can boast of 
a portfolio quality rivalling that of the best-run banks 
in the country!

However, it would be unrealistic to expect MFIs to 
replicate their success in affordable housing loans 
given the current regulatory and commercial realities 
of the business. Today, MFIs are not permitted to take 
loans of over Rs. 1 lakh – enough only for a home 
improvement, rather than a new construction. 
Moreover, although MFIs are allowed to lend upto 
50% of their portfolio to non-income generating 
activities (including housing loans), high borrowing 
and operational costs mean that the borrower will 
have to pay 22-24% interest on a housing loan. 
While these rates may be viable for smaller, unse-
cured loans of upto Rs. 20,000, such interest rates 
become unsustainable for larger loan sizes. In the 
current scenario, while MFIs could play a meaningful 
role in an incremental housing or home improvement 
loan market, they might find it difficult to build a 
scalable home loan business at the BoP.

In recent years, a new generation of entrepreneurs 
have used the existing legal structure of the Housing 
Finance Company (HFCs, regulated by the National 
Housing Bank) to build exciting home-loan 
businesses catering exclusively to the BoP. Micro 
Housing Finance Corporation (MHFC), India Shelter 
Finance Corporation (ISFC), Aptus Value Housing 
Finance and Au Housing Finance Limited are just a 
few of nearly a dozen new entrants in this space.

Like MFIs, they have developed the systems and the 
expertise to lend to the informal sector, but at 
substantially lower rates of interest, primarily 
because of access to lower cost funds and reduced 
cost of operations (driven largely by technology). 
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Unlike the larger HFCs who have dominated the 
middle to high income segment for the last 20-25 
years, these new players have shown both, the ability 
and willingness to lend to the EWS/LIG segments. 
Admittedly, these are early days for the sector – all 
these lenders combined are perhaps still smaller in 
size than the more established HFCs like HDFC or LIC 
Housing Finance. However, these institutions are well 
managed and adequately capitalized, and are poised 
to expand their outreach into the BoP. The NHB, as 
the regulator of the HFC sector, has played an 
important role in developing the BoP market, by 
issuing more licenses in recent years, and by offering 
dedicated refinance schemes for HFCs catering to 
low-income borrowers.

Housing for All by 2022?
There are reasons to be optimistic. The government 
and the regulators are making the right noises, and 
have shown their intent to create an enabling 
environment for the private sector to do the heavy 
lifting. The emergence of new types of institutions – 
small finance banks, in particular – and the resulting 
competition will ensure that the BoP will have access 
to low-cost and high-quality financial services. 
Thanks in part to the MFIs experience, entrepreneurs, 
investors and policymakers are today much better 
informed on how to lend to the EWS/LIG segments. 
Huge advances in technology have driven down the 
cost and risk of doing business at the BoP.
The government’s aim to provide Housing for All by 
2022 which may be an ambitious target, but for now, 
the stars seem to be aligning.

9 www.kpmg.com/IN/en/IssuesAndInsights/ArticlesPublications/Documents/
Decoding-Housing-for-all-2022.pdf
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2012) is a little over 900,000 units. This exceeds the 
number of slum houses in dilapidated condition as 
given in the Census of 2011. Indeed, if the total 
number of sanctioned housing units under these two 
sub-missions were built, India would have replaced 
54.5 per cent of all urban (not just slum) dilapidated 
housing units with new housing stock. Thus, on 
paper, we seem to be doing a fairly good job of 
replenishing dilapidated housing stock with new 
built units. Are we, then, on our way to solve India’s 
urban housing crisis?
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The role of adequate housing as a catalyst in helping 
communities to combat poverty barriers through 
sustainable livelihoods and improved health has 
been widely recognised. The traditional policy 
approach to housing, however, has largely been 
focused on estimating shortages and directing public 
and private sector investments to bridge gaps in 
supply. In a world where climate change is a reality 
and the need to build resilience is an urgent need, we 
propose that fresh approaches are required.

In this context, India’s stated urban housing shortage 
needs closer examination. The numbers tell us that 
the number of completed housing units under the 
BSUP and IHSDP sub-missions of the JNNURM (till 

Cities and Sustainable Development in Asia: Building 
Shelter for All
Augmenting existing housing stock: A sustainable 
imperative to address India’s housing needs.

- Partha Mukhopadhyay and Mukta Naik, 
Centre for Policy Research, New Delhi
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Defining the problem better: Three broad 
areas of need
Quality of the house: The Census 2011 records a 
large number of ‘non-serviceable temporary’ houses, 
which number a total of 9,92,534 (43 per cent 
compared to the number of dilapidated houses. This 
points to the traditional focus of housing policy in 
India as well as the need to build better housing that 
replaces stock that is no longer serviceable.

Quality of available services: The right to services 
like drinking water, energy for cooking, heating and 
lighting, sanitation and washing facilities as well as 
garbage disposal are inherent in UN-Habitat’s 
definition of adequate housing. In urban India, 
households with no sanitation [i.e., urban households 
using open defecation (9,960,011)] are ten times 
more than non-serviceable temporary houses. This is 
a severe problem.

While one would think that this is being addressed 
by the Swachh Bharat Mission, it would appear that in 
its first year, the mission has had very little traction in 
India’s cities. Only a fifth of the targeted 2.5 million 
individual toilets and a fourth of the targeted 
100,000 community and public toilets have been 
built in this time period. Waste management remains 
a bane for Indian cities and poses a severe threat to 
public health.

Congestion: In 2012, the Technical Group (TG) on 
Urban Housing Shortage constituted by the Ministry 
of Housing and Urban Poverty Alleviation (MoHUPA) 
determined an urban shortage of 18.78 million 
housing units; the TG attributed 80 per cent of this to 
congestion. About 14.8 million households are 
currently living in conditions of severe congestion, 
which means that one or more married couples living 
in a dwelling unit 300 sq ft or less in size have no 
separate room.

Horses for courses: A variety of solutions needed

Each of these three measures of need indicate a 
different type of approach. While poor quality 
housing needs to be replaced with improved housing 
stock and constructing new homes is absolutely 
necessary, congested houses need more space and 
poorly served houses need to be provided access to 
services. There is space for a variety of solutions: that 
involve the public and private sector that operate at 
the level of the community or the individual 
household, and a variety of technology solutions.

An aside: Are we turning villages into slums?
As city boundaries expand and land is acquired for 
this purpose, rural areas come into the ambit of what 
is urban. Strong housing demand generated by this 
kind of in-situ urbanisation that is seeing rural 
settlements across India transform into the urban 
(demand from morphing places) is often 
underestimated as compared to the perception that 
migrants (moving people) place a burden on the 
infrastructure and services of existing cities. 
However, as homestead plots in villages may not be 
well delineated and registered, the challenges to 
adequate housing in these types of settlements may 
be very different in nature and quite daunting. 
Appropriate solutions would be required if we are to 
address this form of urbanisation pro-actively and 
prevent newly urbanising rural areas from turning 
into slums.

Augmenting existing housing stock: An imperative
Interventions that help homeowners to improve the 
structures in which they live as well as add space to 
them, as horizontal or vertical expansions, would go a 
long way in improving shelter and living conditions 
for India’s urban population. Since problems related 
to quality, congestion, as well as inadequate services 
are most critical among the urban poor, who often 
live in urban informal settlements, interventions that 
look at upgrading existing housing would also have 
an impact on urban poverty alleviation.
Moreover, upgrading existing housing has a much 

10

11 
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lower carbon footprint than creating fresh housing stock. 
Housing that needs upgrading exists in dense inner city 
neighbourhoods, slums and other under-services urban 
settlements. High density, especially in the context of 
low- and mid-rise urban areas, correlates well with lower 
energy use. Moreover, these walkable mixed- use 
settlements where home-based occupations are highly 
prevalent are far more location efficient.    Further, 
incrementally built settlements are far more socially 
cohesive and generate less incremental demand on 
transportation than less dense planned parts of the city.

There appear three distinct areas for intervention.

Regulatory changes: The main obstacle to making 
improvements to informal neighbourhoods has been the 
lack of tenure. Homeowners in slums, unauthorized 
colonies and urban villages rarely have titles to the 
property they occupy; however, they may experience a 
measure of tenure security owing to the presence of 
license or lease agreements with the municipality or 
owing to administrative practices like house connections 
for water and electricity, listing in property tax registers 
and even access to housing subsidy schemes.    Even so, 
the denial of basic services owing to poor tenure is 
common across Indian cities and the absence of a clear 
title inhibits access to formal credit; residents are unable 
to fund home improvements, addition of a toilet or septic 
tank, etc.

While the thinking on providing utilities to informal 
settlements has undergone a positive change, some 
improvement in the tenure is required to leverage finance 
for homeowners in these areas of the city.

Financial instruments: Formal finance has hitherto been 
reluctant to service borrowers who work in the informal 
sector. These borrowers may have adequate income but 
are unable to show proof of regular income and are hence 
perceived as high-risk. Improved tenure allows financial 
institutions to tap these informal sector workers.

12
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The government has not been very 
successful in extending credit to the poor, for reasons 
other than the availability of funds. The Rs. 1000-
crore credit guarantee fund initiated by the UPA-II 
government in 2013 did not take off. The current 
scheme for financial inclusion, the Pradhan Mantri 
Jan-Dhan Yojana, has also been as yet unable to 
extend its services into the realm of credit.

However, non-governmental and private sector 
microfinance entities like Ujjivan and SEWA Grih Rin 
are financing home improvements in informal 
settlements, with some success. Recently, the World 
Bank is supporting the National Housing Bank with a 
$100 million fund to refinance loans to poor 
households with an annual income less than or equal 
to Rs 200,000 per annum.

Technical support: A final but essential piece in this 
puzzle is that of technical know-how. Contractors 
who render construction services in informal 
settlements are not knowledgeable about correct 
construction practices, issues of safety, etc. Nor are 
homeowners willing to invest in improved 
construction. Skilling initiatives have, meanwhile, 
focused on training workers for the organized 
construction industry. Steps towards awareness 
generation among homeowners, the setting up of 
resource centres akin to the erstwhile HUDCO 
Building Centres as well as training programs 
targeted towards small-scale contractors and casual 
construction workers would substantially improve 
the situation. Skills training initiatives like the 
Karmika Training School run by the Mahila Housing 
SEWA Trust (MHT), which has trained over 9,500 
women construction workers in 5 states, have a 
positive impact not only on construction quality of 
homes in incrementally-built settlements but also 
improved income and secure livelihood offered to 
the poor.

While there exists substantial R&D on low-carbon 
construction materials like fly-ash bricks and 
eco-concrete, the market linkages are missing for the 
incremental housing sector to adopt these. It is 
doubtful if this would be practical unless 
middle-income and high-income construction adopt 
green building practices first, thereby making these 
aspirational for low-income homeowners.

On the sanitation front, there is a need to explore 
technologies for decentralized sanitation 
infrastructure. Moreover, mechanisms to coordinate 
on common infrastructure like septic tanks could also 
be explored through the government with the help of 
existing community sector organizations.

Policy imperatives
While current policies in India (at the Central 
level)—the Smart Cities Mission, AMRUT and Housing 
for All— impact the housing sector significantly, they 
do not do enough to address this need to upgrade 
housing stock. The focus of the Smart Cities Mission 
is on existing cities, which is a positive and allows for 
competing cities to propose a focus on dense inner 
city areas, for instance, as an area-based approach. 
The Housing for All, while ambitious in its vision, 
leans more towards redevelopment of slums as 
compared to the Rajiv Awas Yojana which also 
allowed for an in-situ upgrade approach. For new 
housing as well, the scheme focuses on 
beneficiary-led construction but not on upgradation. 
It also fails to recognise the individual homeowner as 
a potent force, choosing to restrict its understanding 
of the ‘private’ as the corporate sector.

While the Swachh Bharat Mission and AMRUT intend 
to impact urban service provisioning positively, these 
missions are not linked to housing directly and 
therefore may not be able to align their interventions 
in incrementally building neighbourhoods where 
they are required the most.
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Conclusion
A closer analysis of India’s urban housing market 
warrants a deeper thinking about what people really 
need. Rather than remaking the city in our imagination, 
the above discussion suggests that it is time for 
policymakers to rethink the housing issue from the 
people’s perspective and focus on facilitating their 
needs. By supporting homeowners to upgrade the homes 
in which they already live through improved tenure, 
access to finance and safer construction methods, India 
would be able to address its housing shortage in a far 
more sustainable and achievable manner.

10 Report of the Technical Group (TG) on Urban Housing Shortage- 2012-17. (2011), 
Ministry of Housing and Urban Poverty Alleviation (MoHUPA)

11 Kanhu Charan Pradhan (2013) “Unacknowledged Urbanisation: New Census Towns of 
India. Economic and Political Weekly”, Vol XLVIII No 36, September

12 Burer, Mary Jean, David B. Goldstein and John Holtzclaw (2004), “Location Efficiency as 
the Missing Piece of The Energy Puzzle: How Smart Growth Can Unlock Trillion Dollar 
Consumer Cost Savings.”, Proceedings of the 2004 Summer Study on Energy Efficiency in 
Buildings, American Council for an Energy Efficient Economy (www.aceee.org)

13 Singh, Arkaja (2012) “Legal Aspects of Tenure and Housing Finance in Informal 
Settlements: Law and Practice in Indian States”
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