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Introducticen

Housing finance offfers great promise to become the most dynamic part of
Pakistan's housing sector. The vitality it can bring to the housing economy has
developed only in the past several years, with the introduction of market-oriented
lending. Whether it can fulfill the promise it holds depends largely on the
continuation of policy reform to create an environment that not only enables
housing finance to grow, but permits it to flourish.

There is ample reason to have titled this paper ‘A Blueprint for the Development
of Housing Finance in Pakistan. '’ Housing finance, like housing itself, must be
built on a solid foundation; only then can a planned structure be built.
Market-oriented housing finance now has a solid foundation in Pakistan; the
purpose of the paper is to set out a *‘blueprint’’ for completing the structure of an
efficient and capable housing finance system.

This paper has been prepared by the Shelter Resource Mobilization Program
(SRMP) of the U.S.A.L.D. Mission to Pakistan and Afghanistan. Since the SRMP
has now come to an end, the report is, in many respects, an attempt by the staff of
the SRMP to ‘leave behind’’ suggestions and recommendations for future actions
in the housing finance sector and to provide a context that promotes greater
understanding of the housing finance and urban sectors.

Housing Finance and Economic Growth

In countries where policy-makers have valued the housing sector for its
contributions to the economy, housing finance has been an engine of economic
growth. A well-functioning housing finance system offers incentives for
households to save, provides investors with opportunites to gain stable,
long-term returns, creates large numbers of jobs for skilled and unskilled
workers in construction and ancillary industries, enables homeowners to
leverage their physical assets into financial assets for investment, and
contributes greatly to the deepening and broadening of the finance sector.

A well-functioning housing finance system provides credit to households,
inherently broadening access to credit by individuals; it adds specialized new
institutions and creates new financial instruments to enable longer-term
investments and stabilize loan portfolios, inherently deepening the finance sector.
Evidence from many countries suggests that housing finance plays a major role
in economic growth and is particularly vital to development of financial sector
capacity. When policy environments enable finance sectors to move from

- primitive levels of development to more sophisti.ated capabilities, housing
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Jfinance appears to almost always be a major — if not the single greatest —
growth area in finance.

Housing and Housing Finance Policy in Pakistan

In Pakistan, policy-makers have for far too long viewed the housing sector as a
purely social sector. The policy outlook is that housing is a basic need, but
people are poor; therefore the housing sector requires subsidized plots,
subsidized finance, subsidized infrastructure, and subsidized services. The reality
of experience, however, shows poignantly that housing has far less priority than
defense or debt service, and rarely are funds available in the quantity needed. It
also shows that by putting housing on a non-market basis, the formal private
sector can play only an extremely limited role, and that housing and urban
development fall almost totally within the preserve of inefficient and frequently
incapable public sector agencies. ‘

Put simply, the policy which has flowed from this outlook is one that has become
self-defeating. The private sector is ‘shut out,’ but the public sector has neither
the resources or capabilities to meet the minimum needs of the housing and
urban sectors. Pakistan's population is rapidly expanding and rapidly
urbanizing. Most housing construction is informally constructed; most urban
growth is unplanned and unserviced. Housing contributes little to the economy
and virtually nothing to the finance sector.

Until very recently, the private sector had not been permitted to operate housing
Jinance companies that specialize in providing housing credit. Because there is
little credit available for housing, people must save the entire amount in advance,
or informally borrow the savings of others, usually other family members. Since
everyone needs housing, the total quantity of such savings is probably very large.
Yet, since few people save with formal sector financial institutions, little of this
volume of savings finds its way into the finance sector. In essence, people do, of
necessity, have a long-term view of financing housing, but the economy lacks the
institutions and savings mechanisms to permit people 's housing resources to flow
through the formal financial sector.

To see that such institutions do rise and flourish, strong leadership is required
Jrom both the private and public sectors. In Pakistan, people have learned from
experience that financial institutions are not always trustworthy and that rarely
do financial institutions actually offer services to households. They approach
them with caution. At the same time, the public sector has inadequately regulated
the institutions of the finance sector. Leadership is required to establish a
collegial relationship that will enable housing finance to flourish. If housing
Jinance can not succeed, it is unlikely that other forms of long-term lending can
develop.
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A lack of long-term lending is a mark of an undeveloped economy. In Pakistan,
the structure of almost all debt is short-term. Such debt is inherently volatile,
with negative consequences for the economy and its financial institutions. There
is a ‘mis-match '’ between the need to develop the fundamental infrastructure
necessary for economic growth and the finance sector's ability to structure
instruments and modalities to provide the long-term credit necessary to create
such infrastructure.

The Urban Context

Much of the impact of this mis-match falls on the urban sector. Evidence from
many countries shows that most new economic growth takes place in urban
areas, which already contribute more to GNP than does agriculture. Finance is
not the only area of the housing sector that needs reform and growth. Even a
casual glimpse of Pakistan's urban centers reveals severe shortfalls in
investment in roads, water, sewerage, power, transportation,
telecommunications, and maintenance of infrastructure. Pakistan's urban sector
Junctions poorly and is an extremely weak framework for economic growth.

Although the focus of the SRMP was on housing finance, the linkages between
the housing finance sector and the broader urban sector are obvious and strong.
Infrastructure is the skeleton for urban development; housing provides much of
the visible physical environment of the urban setting. Because the SRMP was a
Jfinance program with a strong interest in housing, it documented urban
conditions at the same time that it attempted to stimulate housing finance.
Throughout this report, a number, of photographs are presented to illustrate
Pakistan's urban setting and provide an urban context in which housing finance
will develop.

Improving the conditions in which people live requires creating a
well-functioning urban sector. A well-functioning housing finance sector will
stimulate housing improvement, but, ultimately, expansion of housing finance to
the point where it can meet the needs of the vast majority of Pakistanis mandates
that urban planning, administration, and finance be strengthened greatly.

The table that follows, adapted from the World Bank policy paper titled
“Enabling Housing Markets to Work, '’ presents a series of policy strategies that
should be adopted to make Pakistan's housing sector perform adequately and
meet the housing needs of the country. Taken together, the strategies make up an
overall policy that would enable Pakistan to develop a well-functioning housing
sector.
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Enabling Pakistan’s
The DO’s and DON’Ts

Policy Area: Mortgage Finance

DO: DON’T:

o Allow the private sector to lend. o Allow interest-rate subsidies.

o Encourage competition in morigage e Neglect or disadvantage resource
lending. mobilization.

o Ensure lending is at positive/market rates. o Allow high default rates.

o Enforce foreclosure laws and debt e Discriminate against rental housing
recovery mechanisms. investment.

o Ensure prudential regulation.

e Introduce appropriate und standardized
loan instruments.

Policy Area: Property Rights

DO: . DON’T:

® Regularize land tenure.

Make land titling expensive.

o Expand land registration, Discourage land transactions.

® Privatize public housing stock.

Engage in mass eviction.

e Establish effective property taxation. Nationalize land.

Policy Area: Subsidies
DO: DON’T:

Build subsidized houses.
Allow hidden subsidies.
Let subsidies distort prices.

® Make subsidies transparent.

o Target subsidies to the poor.

o Subsidize people, not houses.

® Regularly review subsidies. Use rent control as a subsidy.
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Housing Market to Work
of Housing Policy

Policy Area: Infrastructure

DO: DON’T:
o Coordinate land development. o Neglect infrastructure investment.
® Emphasize cost recovery. ® Use environmental concerns as a reason

- to clear slums.
® Base provision on demand.

Improve slum infrastructure.

Policy Area: Land and Building Regulation

Do: DON’T:

® Reduce regulatory complexity. o [mpose unaffordable standards.
o Assess the cost of regulation. o Maintain unenforceable rules.
® Remove price distortions. o Design projects without links to

o Remove artificial shortages. regulatory and institutional reform.

Policy Area: Building Industry

DO: DON’T:

e Eliminate Monopoly practices. o Ailow long permit delays.

e Encourage small-firm entry. o [nhibit competition.

® Reduce import controls. o Create vr maintain public monopolies.
o Support building research. e Delay p-ovision of infrastructure.

Policy Area: Housing Policy and Institutions

DO: DON'T:
o Balance public and private roles, o' Engage in direct public housing delivery.
e Create a forum for managing the housing e Neglect a role for local government

sector as a whole. o Retain financially unsustainahle

Develop enabling strategies. institutions.

Monitor sector performance.
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Executive Summary

The Government of Pakistan has authorized the
establishment of a private sector housing finance
system. As a contribution to the new system, the State
Bank of Pakistan (SBP) will set up a Housing Refinance
Facility within th: SBP to provide liquidity in the
amount of Rs. 450 million to the housing finance
companies (HFCs). The provision of these funds to the
HFCs will permit them to make more mortgage loans,
which in turn will improve their financial condition and
give them room to grow and profit over the short run.

It is not intended, however, that the Housing
Refinance Facility will resolve all the HFC’s
financial resource problems. In the long run,
only through the mobilization of savings,
coupled with the development of local capital
markets, will adequate resources be generated
to meet the housing finance need.

The purpose of this report is to assess the need
and prospects for the growth and development
of the nascent housing finance sector in
Pakistan. It discusses the resource mobilization
issues and the problems the sector must
overcome to ensure a sufficient flow of
financial resources to meet the overwhelming
need for housing.

The ramifications of the State Bank of
Pakistan’s approval to use $15 million in
Housing Guaranty funds to establish a Housing
Refinance Facility within the SBP are
discussed and suggestions are made on how
this Facility would operate to provide some
needed liquidity to the sector.

The report takes into consideration the
concems of the monetary authorities and the
housing finance companies, particularly as
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regards the integrity of the system and the
mobilization of resources.

Finally, the paper explains how the sector
might be structured to ensure its success,
including the possible role of a central
organization to regulate as well as provide
liquidity to the sector.

The structure of the new private housing
finance sector in Pakistan is predicated on the
following principles:

e that the propensity to save within the
domestic economy is enhanced as a result
of an increase in the flow of financial
resources and a concomitant increase in
mortgage loans;

o that the increase in resources reflect real
mark-up rates, and that govemment
subsidies will not be required to mobilize
these resources; and

o that the instruments and institutions
through which these resources flow will lay
the groundwork for a capital market in
secondary mortgages.
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A refinance
Jacility at
the State
Bank is a
first step
toward
eventual
development
of a
secondary
market in
housing
JSinance.

Similarly, the State Bank of Pakistan nceds
assurances:

o that the companies comprising the housing
finance system be formed of individuals
and groups of the highest integrity, so as to
assure the public and the monetary
authorities that the companies will fulfill
honestly their commitments to the saving
and borrowing public;

o that the companies are properly managed,
and are taking necessary safeguards to
assure that assets and liabilities are
reasonably matched and that depositors’
funds are protected.

The State Bank of Pakistan recognizes the
importance of housing finance in the overall
economic context. It understands the need to
nurture these housing finance companies so
that they can fulfill the promise of providing
housing finance to the people. Moreover, the
SBP is aware that the development of the
housing finance system offers a unique
opportunity to demonstrate how a new
financial group should be organized, regulated
and supported, since the very newness of the
HFCs permits the SBP to start out with a clean
slate. Thus, this learning experience can benefit
the entire financial sector.

The propensity to save within
the domestic economy is
enhanced as a result of an
increase in the flow of
JSinancial resources and a
concomitant increase in
morigage loans.

This communality of interests between the
companies and the SBP presupposes a close
and almost collegial relationship. The
companies must be open with the SBP, even
insisting that the SBP make on-site inspections
of the companies so that they will be better
able to comply fully with the Prudential
Regulations. The SBP should assign at least
one full-time agent to regulate the companies,
who would spend time with the companies

leaming about their problems and their
business operations.

There should be periodic and, in fact, frequent
meetings and exchanges of information
between the State Bank and the HFCs,
recognizing that the more they know about
each other, the more they will understand the
other’s needs and problems. An environment
of trust must be created. But if this new
direction is not taken, then an ‘“‘us versus
them™ attitude will prevail, with the result
being similar to the strained relationship that
appears to exist between the SBP and other
financial institutions in Pakistan.

The communality of interests
between the HFCs and the
State Bank presupposes a
close and almost collegial
relationship.

An environment of trust must
be created—without this trust
an ‘‘us versus them’’ attitude
will prevail.

It is important for the HFCs to recognize that
the Government of Pakistan is in the process of
modifying and refining its fiscal and monetary
policies. These changes are due in large part to
a need to reform its financial sector to fulfill
commitments to the IMF and the World Bank,
as well as a recognition that the government
deficit has to be restrained. As a result, the old
system of financial advances, subsidies,
guarantees and outright favors are being
curtailed and in some cases eliminated. This
means essentially that the HFCs will not be the
beneficiaries of the same kind of treatment that
other financial institutions had when they
initiated operations. This does not mean that
the HFCs are being treated unfairly; it is just
that the rules have changed. The HFCs must
recognize and accept this fact.

The immediate next step to enhance the gréwth
of the housing finance system in Pakistan is for

L
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the State Bank to activate the Housing
Refinance Facilitv, which is discussed in detail
later in this paper. The SBP must formally
issue the rules and regulations for the HFCs to
gain access to this Facility. At the same time,
the Ministry of Finance must enter the US
capital market to borrow the Housing Guaranty
funds. The State Bank should aim to open this
Facility no later than July 1, 1994,

Government regulations now permit housing
finance companies to accept savings accounts,
essentially Certificates of Investment with a 30
day or more maturity date. Concurrently, the
State Bank should consider the question of the
HFCs being authorized to accept foreign -
currency accounts, and if approved, it should

* issue a circular to this effect, again no later
than July 1, 1994.

These two actions by the State Bank will give a
real as well as a psychological boost to the
housing finance sector. It will show that the
Government supports the sector, and just as
importantly, it will not result in any cost to the
Government. In fact it will be a benefit to the
Government insofar as it will allow the
Government to tap a very inexpensive source
of foreign currency, the Housing Guaranty
funds. In addition, this action will encourage

the other groups to carry on with the necessary
steps to obtain their licenses to do business as
housing finance companies. Finally, the
Government should consider a number of tax
related incentives to encourage savings, to
promote home lending and to strengthen and
enhance the financial soundness of the HFCs.

While the State Bank goes ahead with its plans
to open the Refinance Facility, the HFCs
should continue with their efforts to mobilize
financial resources utilizing those avenues now
available to them. Either individually or
jointly, they should explore the possibility of
designing and utilizing some sort of specialized
savings-linked mobilization program such as a
Contract Savings Scheme. This would
demonstrate to the State Bank that the HFCs
are very serious about the need to mobilize
domestic savings and are fully aware of their
responsibilities in this matter.

These schemes would include both the use of
foreign currency accounts and rupee based
accounts. The HFCs should commit

themselves to devising at least one
comprehensive savings-linked scheme by July
1, 1994. At the same time, one or more HFC
should begin to issue Certificates of Investment

to mobilize domestic savings.

A well-functioning housing finance system requires:

e An operational and regulatory framework

e Financially sound primary lending instiutions

e Ready access to capital and sources of liquidity

o A government that supports and nurtures the system

o A free market environment with real mark-ups

o A legal system that enforces lender rights

e Financial programs to provide housing to the poor

o A realistic and dynamic housing policy

e A well-organized and active housing finance constituency

o A level playing field with other financial institutions
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Housing: The Good, the Poor,

. Py

Palstial houses of the priveleged in Islsmnrbad, Barely discernable in the foreground are the mud and
thatch huts of the less fortunate (photo courtesy of Paul B. Mecartney).
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A housing construction project of the Karach!
; RN Lesvelopment Authority. The public sector's direct
involvement in land development has thwarted the
:’,‘.‘: :,",';‘"::':,:,y flats in the posh Clifton Beach development of the private sector, consumed
scarce public sector resources, and led to highly
speculative land markets,
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Background

Housing Finance in Pakistan

Over the last several years, Pakistan has been in the
process of establishing a market-based housing
finance system. The potential economic and social
influence of this system is enormous and is closely
linked to Pakistan’s capability for economic success.
Many issues face housing finance in Pakistan; none
are more important, more critical, or more immediate
that the development of mortgage lending as an
integral component and substantial feature of the

finance sector.

After years of gestation, in a quiet, persistent
and deliberate fashion, a new type of private
financial institution was bom in Pakistar. It
was created in a time of turmoil, when
governments were changing, financial
institutions were failing, and there was
increasing doubt as to whether another type of
financial institution was really necessary.

But there were a few business people—looking
to the future and willing to take a chance—who
realized that Pakistan desperately needed
housing and needed to look at new ways to
finance that housing. Similarly, there were
those in government who realized thata
country like Pakistan could not afford to let the
housing situation continue as it had been.

What was it that drove these business people
and government officials to join forces in
creating this new financial system? First, it was
clear that the supply of standard, affordable
housing was not meeting an overwhelming
demand, and that in fact, the housing situation
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was deteriorating. While financial assistance in
the form of subsidized loans was being
provided through the House Building Finance
Corporation (HBFC) and developed plots were
supplied by local development authorities and
provincial bodies, this was far from sufficient.
In light of the reduction and eventual cut-off in
the supply of fresh funds to the HBFC, home
lending from the public sector was drying up.
Accordingly, most families were still forced to
accumulate sufficient cash in hand to purchase
or build a home in private sector developments.
Long-term housing finance, the key to a
well-developed housing sector everywhere in
the world, was still not available to the vast
majority of Pakistanis, regardless of income.

The huge gap between the supply and the
demand for housing, they realized, was due
essentially to the chronic shortfall in the
availability of sufficient financing at affordable
terms. Only the private sector could mobilize
the necessary financial resources to meet the
demand for housing. The creation of a new and
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A rupee
invested in
housing
generates
two rupees of
investment in
related
sectors. A
Jjob created
in housing
generates
two jobs in
related
sectors.

viable housing finance system that could meet
this demand was the right way to proceed,
further delays would only exacerbate the
housing situation. The time to act was
ripe—and they acted.

A private sector housing finance system is now
functioning in Pakistan. Two companies are
licensed and making mortgage loans, a third
company is expected to start-up in a matter of
weeks, while four other groups are waiting in
the wings.

Yet as these companies have become
immersed in resource mobilization efforts and

mortgage lending operations, the magnitude
and complexity of the task they have
undertaken has become clearer. A housing
finance operation, which requires huge
amounts of funds to be loaned for the
long-term, is quite unlike any other type of
financial activity.

The Government, which supports the new
housing finance system, has also begun to
realize the uniqueness of housing finance. It is
in this context that a blueprint is presented
which both the housing companies and the
government can make use of to guide the
housing finance system to success.

Economic Benefits of a Housing Finance System

The benefits to be derived from an active and
vibrant housing sector are clearly evident
because investments in this important sector
give rise to multiplier effects throughout the
economy.

Studies in a number of countries have shown
that for each unit of currency—in this case
rupees—invested in housing, about two rupees
of additional economic activity are generated
in other sectors, While this multiplier effect in
housing is not much different from investments
in other sectors, benefits from the housing
sector are spread throughout the
economy—nearly all economic sectors are
affected by investments in housing.

A second major argument for housing is its
effect on employment. In all countries,
regardless of the level of development, the
employment of one worker in the construction
sector, including housing, will generate about
two additional jobs in other sectors. By
investing in the housing sector, the
combination of these two
linkages—investment and
employment—provide a broad stimulus to the
economy. But the reverse is also true.
Continuing to neglect the housing sector will
have a lingering and negative impact on the
economy of Pakistan which will be felt well
beyond the sector itself.

The housing sector has a significant impact on
savings in a variety of ways. Without doubt,
the possibility of purchasing or building a
home is a major incentive for nearly all
families to save. This is particularly true
among large segments of gainfully employed
middle income workers, whose prospects for
ever purchasing a home are limited due to lack
of mortgage finance, high prices, and little
incentive to save.

If housing finance is made available at
affordable prices, then it has been shown in
most countries of the world that families will
increase their savings in order to accumulate
the required up-front capital contribution to
qualify for a mortgage loan. There is no reason
to believe that the situation is any differeat in
Pakistan.

Proof of this propensity to save for housing is
reflected by comparing different housing
finance systems. In Germany and France,
where contract savings schemes are
responsible for a large percentage of funds for
housing finance, mortgage loans as a
percentage of GDP are 33 and 35 percent
respectively, which reflects the need for a
potential borrower to save a large amount of
the price of a house to qualify for a mortgage
loan. Often families in those two countries
must save about one-third of the cost of the
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home, with the remaining two-thirds consisting
of a mortgage loan.

In the US and Denmark, however, where
contract savings schemes do not exist, and high
loan-to-value mortgages are common,
mortgage loans as a percentage of GDP are
much higher, 47 and 44 percent respectively.
In these two countries, 80 percent and higher
loan-to-value mortgages are standard,
indicating that savings is a less important
factor in purchasing a home (see Appendix B
for country comparisons of housing finance
systems). This analysis clearly shows how
savings can actually increase when there is the
opportunity or the requirement to save in order
to purchase a home.

Another aspect of savings relates to the
relationship between savings and the price of
housing, Although empirical evidence is
limited, it has been argued that as the price of
housing rises, savings decline, and visa versa.
Housing prices frequently rise because the
supply of housing does not meet the demand of
a growing population with increasing means to
acquire that housing. And the reason why the
supply is not increasing is because of a lack of
housing finance resources to facilitate the .
“purchase of housing. Thus, an adequate supply
of housing finance will lead to an increage in

the production of housing, lower prices and a
concomitant increase in the rate of savings.

The availability of housing finance will
frequently lead to better use of personal
savings by facilitating alternative investments
in other e~onomic sectors, The argument here,
which is clearly relevant to Pakistan, is that
access to a long-term mortgage loan will
permit the borrower to make an altemnative
investment in a business opportunity rather
than use savings to finance a home. In this
way, new investment and employment are
generated, which is beneficial for both the
people and the economy of Pakistan.

Access to housing finance will lead not only to
an increase in the rate of savings and in the
production of housing, but it will result in the
growth of home ownership. Over time, the
equity accumulated in a personal residence will
be the source of capital many entrepreneurs use
to initiate new businesses, many of which will
be small businesses, which are the incubators
of employment. While this general use of home
equity for business purposes is probably some
years away in Pakistan, the creation of a
housing finance system today will accelerate
the time when enterprising business people can
seize this unique financing opportunity.

The Missing Ingredient: A Housing Finance System

Pakistan’s private sector housing finance
industry is clearly in its infancy. Over the past
five years, The U.S. Agency for International
Development, through its Shelter Resource
Mobilization Program, has assisted the
Government to begin establishing a
market-based housing finance system. To date,
two housing finance companies (HFC) have
been licensed and begun operations.

But even as these companies start to make
mortgage loans, it is obvious that there are still
many hurdles to overcome if they and the
companies to follow are to succeed as
specialized housing finance institutions, much
less meet the needs of millions of Pakistanis
for housing finance.

The institutional framework for housing
finance in Pakistan consists essentially of two
and, shortly, three privately owned housing
finance institutions and a sector regulatory
function which is housed in the State Bank of
Pakistan, The Ministry of Finance licenses the
housing finance companies, although this
function is expected to be transferred to the
State Bank of Pakistan at a later date.

The HBFC

A state-owned financial institution, the House
Building Finance Corporation, makes housing
loans with funds channeled from the State
Bank of Pakistan, but it is not a housing
finance institution in the true sense of the
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The largest
single
obstacle the
HFCs have
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is a lack of
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on-lending
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word. Commercial banks, Investment Banks
and other financial institutions provide some
loans for housing finance, however, loans
provided for this purpose are seldom officially
classified as housing loans, rather they are
structured as personal loans. By regulation,
commercial banks are prevented from placing
more than 1 percent of their loan portfolios in
housing loans.

The House Building Finance Corporation has
functioned for decades as the primary provider
of housing loans in Pakistan. It receives an
annual budgetary allocation in the form of an
advance from the State Bank of Pakistan,
which in turn it uses to make housing loans. It
is also able to use its mortgage loan reflows to
make additional housing loans since it does not
repay the SBP advances.

As of the end of FY 93, the HBFC had an
outstanding loan portfolio of about Rs. 16.3
billion, which was derived from State Bank of
Pakistan advances. The final SBP advance to
the HBFC will take place this fiscal year, after
which the HBFC must become fully
self-supporting and self-sustaining. However, it
is not clear if the HBFC will have to repay any
of the advances to the State Bank. If these
advances are not repaid, then HBFC will
maintain a lending base of about Rs. 16 billion,
which it can use to continue making mortgage
loans.

Currently, most of HBFC’s loans are offered at
a markup of 10 percent, which is considerably
lower than the rate being offered by the new
HFCs, giving it a competitive edge over the
HFCs. If HBFC improves its collection record,
then it could continue to make as much as Rs.
1.3 billion available for mortgage lending
annually, which was its lending level over the
past two years.

Yet even if the HBFC is able to continue home
lending at its current rate, it’s loans will cover
only a pittance of the estimated demand of Rs.
18 billion and even less of the need. Clearly,
input from other financial sources is required.

The government’s purpose in authorizing the
creation of a private sector housing finance
system was to permit this sector to mobilize

private financial resources for investment in
long-term mortgage loans to qualified families.
The availability of mortgage loans would not
only lead to a significant increase in the supply
of housing, thus reducing the housing deficit,
but also stimulate savings insofar as savings is
the backbone of a vibrant housing finance
market and a healthy economy.

In the year or so that the system has been in
operation, the first two companies have
identified a number of obstacles that have
inhibited their development as well as the
establishment of additional companies. While
the managers and directors of these housing
finance companies were generally aware of
these obstacles prior to initiating operations,
they were not fully cognizant of the impact
until after they tried to raise funds from the
public and solicit loan applications.

Obstacles to Sucess

The largest single obstacle the two existing
housing finance companies have encountered
is a lack of access to capital at rates which will
allow a profitable mark-up and an on-lending
rate that the ultimate mortgage clients can
afford. The HFCs are unable to compete with
the government of Pakistan in attracting capital
at rates that would permit the HFCs to on-lend
that capital to prospective homebuyers at -
affordable rates.

Moreover, government paper offers tax and
zakat free benefits that HFCs are unable to
match. The HFCs will continue to be at a
competitive disadvantage with the
Government, whether the rates the Government
pays go up or down; HFC paper, while
arguably of high quality, will always be valued
less than government paper. Government paper
is the surest investment in the domestic
economy and establishes a benchmark or floor
for all other paper.

The HFCs are also finding it difficult to
compete with government owned and
controlled financial institutions for domestic
capital. Because these institutions are
well-established, have a track record with the
public, and most importantly, have an explicit

or implicit government guarantee, they are able
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to attract financial resources at more favorable
terms than the new HFCs.

It can be said that the new housing finance
system is paying the price for the failure of the
Government of Pakistan to regulate and control
other financial organizations, which, in the
past, have frequently mismanaged their funds
and or defrauded the public, the latest being the
finance cooperatives. The public is rightly
wary to put their trust once again in a new type
of institution. Thus the HFCs are unable to
compete for funds from the “pure” savers, that
. is, savers that are simply looking for the
highest return while at the same time seeking
to place their money in the safest institution.

The New HFCs

On the other hand, the pedigree of the new
housing finance companies is impeccable. The
Ministry of Finance chose to authorize only the
most credible of the applicants to complete
applications for a housing finance license,
ultimately authorizing only seven of the 24
groups to proceed. The result has been the
incorporation and licensing of a stellar group
of housing finance companies, headed by the
two institutions now operating. Citibank
Housing Finance, owned fully by its world
renowned parent, and Intemational Houging
Finance Limited, among whose owners are
International Finance Corporation,
Commonwealth Development Corporation,
PICIC and Cresbank, represent the highest type
of institutional credibility.

It is clear that these institutions typify the level
of integrity so necessary to provide the general
public and government regulators with
confidence in the system. Yet they still have
been unable to devise instruments which would
permit them to compete effectively with other
parts of the banking sector. To use a common
cliche, the playing field is still not level.

To date, the two operating institutions are
making some housing loans, utilizing their
equity capital as the source of lending funds.
When this source has been fully committed to
mortgage lending, they may be able to access
their parent companies for additional funding,
either in the form of equity or loans.

However, these funds are expensive, since the
parent companies must on-lend at rates that
they would ordinarily make for competing
uses. They are a limited resource since the
parent companies are not set up to provide
long-term loans to subordinate companies.

Besides, this defeats the purpose for creating
the housing finance system in the first place:
remember that the purpose was to mobilize
new financial resources from domestic markets
for on-lending for housing. Moreover, lending
from an equity base alone is not a viable
business, as illustrated in the computer-based
simulations in Appendix A.

Housing Affordability

A limited amount of funds coupled with their
high cost means that the market is restricted to
borrowers in the higher income brackets. A Rs.
300,000 mortgage loan at 20 percent for 12
years requires a monthly payment of about Rs.
5,500, a payment that only a small percentage
of families can afford to make. To qualify for
this mortgage loan, which is sufficient to
finance the purchase or construction of a basic
housing unit, a family must have a monthly
income in the Rs. 16,500 range.

But, quoting a 20 percent markup on long-term
loans appears to discourage prospective
borrowers. The HFCs have been dismayed to
see highly qualified borrowers walk away from
loan application interviews either because they
cannot afford the high markup loans or because
they are reluctant to take on relatively high cost
debt.

There are a number of ways to mitigate the
damage high markups have on the mortgage
market, not Jeast being the use of adjustable
rate mortgages. One of the most successful in
recent years is the Dual Index Mortgage, which
is very effective in countries with moderate
inflation.

While such mortgages are not allowed in
Pakistan now, the continuation of high
markups would warrant future consideration of
the problem of affordability. The use of Dual
Index Mortgages in inflationary economies is
discussed in Appendix C.
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A boy In a Katchi Abadi set in the heart of the
capltal clity of Islamabad. Approximately 1500
children under age five dle every day.in Palistan .- .. River Lyasrl in Karachi.
(World Bank, 1002). Major killers of young

chiidren are diarrheal diseases, Inmunizable

Chilidren playing in rubbish hnps along the

disesses, acute respiratory infections and - -
malnutrition (photo eoumty of Paul B,
Mecartney). .

A homeless woman and her chlidren lying in a
M Karachl street. They recently migrated from
A children's park, part of a private club in Defence Punjsb Province in the hope of finding work,

Rapld population growth and lack of employment
ﬁ:" .:'e".'.s.go*&,:fu':x:,’,’. ”.:;' children have opportunities have contributed to increasing urban

decay.
L
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the Urban Environment

The grip of poverty
and lack of housing

forces familles to
iive s sguatters in
makeshift homes.
These huts, tucked
behind upper-class
housing In Karachl,
are made from palm
fronds, reed

" matting, cloth,
discarded crates,

materisls. Lack of
education and the
consuming
struggleof -
day-to-day survival
leave these
children with litte
hope or opportunity
for a better life.

e p Gene 2 Noor

Fortunate children of middle Income families
running home from school. in 1985, the Gross
Enroliment Retio In Primary Schools was

workshop. Despite laws to the contrary, child estimated at 48% (World Bank, 1992). Many

" labor is pervasive In Pakistan. consider even these low figures to be inflated, 1

Young boys in an Orangl Town engineering
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Structuring the Housing Finance
Sector

To gain the economic, financial, and social benefits
related to having a vigorous housing sector that
produces the housing people can afford, the housing
finance system in Pakistan must have a
well-functioning regulatory environment, a supportive
policy environment, and a strong housing constituency.

The structure of Pakistan’s housing finance
sector is predicated on the following principles:

o that the propensity to save in the domestic
economy is enhanced by an increase in the
flow of financial resources and a
concomitant increase in mortgage loans;

o that the increase in resources reflect redl
mark-up rates, and that government
subsidies are not required to mobilize
these resources; and

o that the instruments and institutions
through which these resources flow will
lay the groundwork for a capital market in
secondary mortgages.

Similarly, the State Bank of Pakistan and the
Muinistry of Finance need assurances:

o that the companies comprising the housing
finance system be formed of individuals
and groups of the highest integrity, so as to
assure the public and the monetary
authorities that the companies will fulfill
honestly their commitments to the saving
and borrowing public.

o that the companies are properly managed,
and are taking necessary safeguards to
assure that assets and liabilities are
reasonably matched and that depositors’
funds are protected.

Finally, the housing finance companies need
the support and the intervention of Government
to fulfill their mandate. The HFCs cannot
operate in an environment where they do not
have equal access to resources and the equal
opportunity to compete for those resources. If
they do not have this access, then the
Government must intervene in the market to
assure the flow of resources to the HFCs. This
assumes, further, that the Government wishes
to have a viable housing finance sector and the
HFCs meet the Govemnment’s standards of
performance. Specific industry-wide incentives
that the Govemment of Pakistan may wish to
consider are discussed in further detail later in
this paper.

KQLEIements

Savings Aspects

Earlier in this paper, the importance of housing
within the economy and the relevance of a
strong housing finance sector in generating
domestic savings was discussed. While there is
no assurance that domestic savings will grow
through the development of the housing
finance sector, there is enough evidence to
demonstrate that there is a strong relationship
between a buoyant housing finance system and
the rate of domestic savings. It is also clear that
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as long as the housing finance sector remains
in its infant stage of development, no
appreciable increase in domestic savings
generated by this industry will occur. Only
through the overall growth of the housing
finance industry will savings increase and only
the State Bank of Pakistan, with the blessing
of the Ministry of Finance, has the capacity to
ensure the growth of the system.

Real Market Rate Terms

Specific resource mobilization techniques
suggested in this paper will in no way require
the SBP or any other government institution to
subsidize the HFCs in their efforts to attract
financial resources (this does not preclude the
HFCs from acting as conduits for funds or
subsidies that the Government of Pakistan
might direct exclusively to poor families who
are not the usual HFC clients).

If a saving mobilization program, such as a
Contract Savings Schemes as suggested in the
next section, is deemed feasible, savers may be
paid a lower markup on their savings because
in return they are being offered the opportunity
of obtaining a housing loan at a predetermined
time. This is not a subsidy.

HFC lending rates are determined principally
by their cost of funds. Companies cannot make
a decent return on capital if they do not lend at
terms in excess of the cost of capital and
operating expenses. Thus it is not in the
scheme of things for the private sector
financial institution to subsidize their
borrowers, nor as private sector institutions do
they intend to request subsidies to do so.

Secondary Markets

The development of the Housing Refinance
Facility (HRF) within the State Bank of
Pakistan sets the stage for the eventual creation
of a secondary market. It is impossible to
determine how this secondary market will
develop or function. Nevertheless, the
development of the Housing Refinance Facility
within the SBP is a necessary precondition for
the creation of a viable secondary market. It is
through the development of the HRF that the

S3P and the housing finance system will gain
the necessary experience to establish a true
capital market for mortgages.

The Regulatory Environment

The State Bank of Pakistan is rightly
concerned about the safety of any funds it
makes available to refinance loans originated
by the HFCs, as is currently contemplated.
However, this risk can only be mitigated
through a strong and weli-functioning
regulatory process, which is the responsibility
of the SBP itself. The SBP has, or will have
shortly, the responsibility for:

e Licensing new housing finance institutions
(The licensing function is now the
responsibility of the Ministry of Finance;
however, the SBP will assume
responsibility at a future date),

e Writing the Prudential Regulations for
these same institutions; and

o Enforcing the Prudential Regulations.

If the Non-Bank Financial Institutions Division
(NBFI) of the SBP undertakes its responsibility
properly, then the twin risks associated with
institutional failure and mortgage defauit will
be minimal. Normally, it is when a regulatory
institution is lax, incompetent or subject to
government interference that problems arise
within the regulatory system.

It is important, moreover, that the SBP be strict
but fair in carrying out its regulatory functions.
It should not be arbitrary in the licensing of
new institutions. Instead it should let the
market determine how many and which
institutions the market can support. If attrition
occurs, it will not affect the operation of the
Housing Refinance Facility in as long as the
SBP holds a first lien on the mortgages
provided as security for its loans,

Housing Policy

There is no real guidance or direction of the
housing sector, much less the housing finance
sector. There is no written national housing
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policy, nor is there an central agency that is
articulating housing policy, written or
otherwise.

The National Housing Authority of the
Ministry of Housing and Works is charged
with the responsibility of preparing a national
housing policy. Apparently, such a policy has
been drafted, but it has not been approved or
enacted by the Government. This policy dearth
is being filled by what could be called an
implicit housing policy, which could be
defined as follows:

* Housing assistance, such as subsidies, is
directed mainly to selected groups in
Pakistani society, such as the civil servants
and military rersonnel;

e Minimal housing assistance is provided to
the segments of society which are too poor
to provide themselves with standard
housip~

« The pubtlic ; - *.r ¥ - ing “nance agency
continues * ... -.4e . ¢+ sthose
segments . . soc :y that . re able to obtain
housing loans tivc:gh ‘nfin  ce;

e Private sector housing finance institutions
are permitted, however barriers are put in
the way of mebilizing financial resources;

e Transfer and registration of property,
which inhibit the development of
mortgage markets, are discouraged

- through the imposition of onerous fees and
stamp duties;

e And finally, a clear, concise housing
policy has not been articulated.

A more plausible and explicit policy, and one

that is generally in force in countries that have
vibrant housing sectors, include the following
elements, written or otherwise:

e Subsidies are only directed to groups that
are too poor to afford adequate housing
solutions;

e Adequate land regularization and property
titling and transfer systems are in place to
facilitate housing development and are a
govemmental priority;

]

e Mortgage f'nance is the responsibility of
the privat: sector, and the role of
government is to facilitate the flow of
resources to the sector.

o The major role of govemment in the
production of housing is to ensure that cost
recoverable infrastructure is made
available to the populace at large,

e The government will articulate a housing
policy that promotes the concept of free
markets as the most effective way to meet
the housing need.

Both the implicit Pakistani housing policy and
the suggested explicit housing policy as
described above are too simplistic, however,
they are representative enough to indicate that
what Pakistan does in the policy arena is far
removed from policies in countries with
successful housing programs. The problems
facing the young housing finance sector
primarily result from an inadequate policy

-environment in which they can function

effectively. In the long run, the Government of
Pakistan will have to develop a housing policy,
including the financial elements within that
policy, that will create an environment where
housing production blossoms. Until that day,
the housing finance sector faces an uphill
struggle.

A Houslng Constituency

The housing iiraacr: sector suffers from a lack
of organized greups actively supporting
improvements in and the development of
housing. This missing constitusncy sorely
hampers any efforts by the individual HFCs
and their shareholders to bring about the
necessary legislative and regulatory reforms
that they deem to be necessary for the
well-being of the sector. An important cad
recent step in rectifying this situation was the
naming of a full-time Secretary General of the
Housing Finance Trade Group. Through this
group and its Secretary General, the industry
will be able to speak with a single voice. The
individual HFCs must strongly support this
effort. The history of trade associations in
Pakistan and throughout the world shows that
they work for the good of all their membership.
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Urban Roads, Traffic

Children returning from school atop s crowded A camel cart carrying a heavy load in the Defence

bus. Before this bus Is considered full, several area of Karachl. Bicycles, rickshaws, and a variety
more passengers will be hanging off the rear of animal driven carts share the road with a wide
ladder. This Is particularly hazardous in the array of motorized vehicles traveiing at high
bumper to bumper traffic of Karachl, Lahore, and  speeds. Traffic fatalities in Pakistan are amung
Peshawar. the highest in the world.

Failssl
Road,the main
road to the
Quaid-e-Azam
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and Transportation

The condition of many roads Is poor. This photo
was taken near the Consulate of Bangladesh in

With the exception of Islamabad, where they are
prohibited, motorized rickshaws are ubiquitous
features of the urban landscape. Relative to
passenger carrying capacity—among the
lowest, and vehicle emissions-—among the

The absence of emission
standards and lack of
enforcement of motor
vehicle regulations has
resulted in increasing
levels of air pollution in
urban centers. The
average vehicle in
Pakistan emits 20 times
more hydrocarbons, 25
times more carbon
monox/de, and 3.6 times
as much nitrous oxide as
the average vehicle in
the United States
(Pakistan National
Conservation Strategy,
1902).

Karachl. highest, they are the most inefficlent vehicles on

the road.
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Resource Mobilization Issues

Resource Mobilization
Worldwide

As the housing finance system grows, it must have
access to larger and larger amounts of funds. The key
financial concept used here is liquidity. Liquidity in the
housing sector simply means the availability of
sufficient money to meet the demand for housing
finance. A liquidity crunch occurs when funds do not
flow in sufficient quantities to satisfy this demand, and
therefore housing finance institutions are unable to
grant all the housing loans requested. A liquidity
crunch can also occur when the terms and conditions
of the available funds do not match the needs and
financial abilities of potential borrowers.

Liquidity may be provided by the public sector,
i.e., a govemnment agency, or by the private
sector. The provision of liquidity in general
differs greatly in developed countries versus
developing countries.

The public sector in developed countries
almost never provides liquidity directly to the
housing finance sector, although in some cases,
public funding is used to provide either loans
or subsidies, or both, to poor families whose
financial coudition does not permit them
recourse to. the private sector. On the other
hand, governments in developed countries
often create the incentives and conditions,
sometimes through direct intervention,
whereby the private sector can provide the
necessary liquidity.

In developing countries, the reverse is the rule.
Governments frequently provide liquidity
directly to the market. Moreover, where these
govemments intervene, more often than not the
funds flow not to poor people as supposedly
intended, but to the middle and upper income
groups.

On the other hand, governments in developing
countries do not create the conditions whereby
the private sector can provide liquidity, and
more often, actually impede the involvement of
the private sector in housing finance. This is
certainly the case in Pakistan, although there is
some evidence that this is changing. The
cessation of State Bank funding to the House
Building Finance Corporation is a step in the
right direction.

- Previous Page Blank
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Although the public sector in
developed couniries rurely
provides liquidity directly to
the housing finance sector, it
often creates the incentives
and conditions— sometimes
through direct intervention—
whereby the private sector
can provide the necessary
liquidity.

Financial resources for housing purposes are
derived from a variety of sources. In
developing countries, loans and grants from
external donors can be a major resource,
however, funding from this source can never
be sufficient to meet more than a fraction of
the financing needs. For this reason, extemal
funding has been found to be more effective to
an individual financial institution rather than an
entire system.

In recent years, foreign donor funding has been
used more often to leverage change in the
housing sector, rather than as a solution to the
physical housing need. In addition, foreign
commercial loans are being viewed as a
possible source of housing finance.

All countries, to some degree, allocate funds
directly from the Central Govemment. In
developed countries, direct government
funding generally takes the form of subsidies
for low-income families. But, in developing
countries, it more often consists of direct
lending through a govemment-owned or
controlled financial institution to selected
segments of the market.

Government Housing Bank in Thailand is
considered a good example of an institution
that is generally free of govemnment
interference, provides loans based on need, and
operates on market principles. A bad example

is when a housing finance institution is used to
promote a political agenda, provides loans
based on influence, and operates at a loss,
requiring constant injections of capital.

Sources of Housing Finance

The major portion of financial resources or
liquidity, particularly for the private sector
institutions, is derived from two basic sources:

o Deposits in home lending institutions, in
the form of passbook and time deposits
from individuals and businesses; and

e Capital Markets, in the form of loans,
bonds, securitized debt, and a wide variety
of financial instruments issued by housing
lenders or specialized financial
intermediaries.

Financial institutions mobilize deposits in
general by focusing on two distinct savings
markets: the pure savers who are seeking an
investment vehicle, and the linked savers who
are seeking to utilize their savings for a
specific purpose.

On the other hand,
governments in developing
countries do not create the
conditions whereby the
private sector can provide
liquidity, and more often,
actually impede the
involvement of the private
sector in housing finance.

Pure savers are always attracted by the yield on
their savings, commensurate with the risk, and
for that reason, savings deposits from this
market segment can be very mobile as the
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depositor is constantly seeking the highest
return. Moreover the potential market is large
since most people in the middle or higher
income brackets do have some disposable
income to be saved.

A housing finance system
must attract deposits from
“pure”’ savers as well as from

Resource Mobilization in India

The housing finance sector in India has also
experienced a change in the composition of its
financial resources. The first, and still India’s
largest housing finance institution, the Housing
Development Finance Corporation, initially
mobilized resources by tapping the capital
markets, principally loans from other financial
institutions, To complement these domestic
sources, HDFC relied on international donor
agencies, the largest being a USAID Housing

‘“linked’’ savers. Pure savers Guaranty loan ($125 million) and an IBRD HDFC in
) 20 2 ) loan ($250 million), which were instrumental :
are primarily .mtere;sted in the in not only providing large amounts of India has '
return on their savings liquidity, but also helped to provide credibility expanded its
deposits, while linked savers to the institution. HDFC has now expanded its outreach by
ke d its t Y outreach by utilizing a variety of ways to utilizing a
make deposils lo generate generate resources. In particular, it has focused ' L1
both savings and the income on individual and company deposits by variety of
on savings to acquire a home. offering a variety of instruments with varying ways to
maturities to appeal to different investment
objectives. generale
Today. 35 { of HDFC resources. It
ay, 35 percent o resources are
Linked savings is more stable, however this derived from deposits. Capital market has f 0‘:“:9 ed
savings universe is probably much smaller. ;esources include long-term bonds purchased on individual
The initial concept of Building Societiesinthe by trusts, insurance companies, corporations
UK and Savings and Loan Associationsin the ~ and banks, as well as shorter term loans and co‘mpany
US were for all practical purposes attuned to provided principally by commercial banks. deposits by
savers who used their savings to access a 0 jfering an
housing loan, although there was no formal The establishment of the National Housing array of
contract or agreement to that effect. Bank (NHB) in India was supposed to open up " y
a new source of liquidity for the growing instruments
Most developed countries utilize both deposits ~ number of housing finance companies in India. with varying
and the capital market to mobilize resources, However, a securities market scandal has ..
although the proportion will vary dependingon  affected the ability of the NHB to raise capital maturities to
a number of factors. For example, primary for on-lending to primary sector housing appeal to
mortgage lenders in the UK mobilize over 90 finance companies and it has been unable to differ ent
percent of their housing resources from function completely as a secondary housing "
deposits, while in Denmark, specialized credit  finance institution so far. Whether it will investment
institutions generate 80 percent of their overcome its managerial credibility problems ob jectives.

housing resources through the capital markets.

In the US, the proportion has been changing
rapidly since the 1970s when deposits from the
savings and loan associations funded 55
percent of all housing loans while by 1991,
deposits fell to only 33 percent. The trend in
the US as well as in many other countries has
been towards growth in the capital markets as
the principal supplier of financial resources for
housing, at the expense of deposits.

to fulfill its financial mandate is still open to
question.

Resource Mobilization in Indonesia

Indonesia has addressed the liquidity issue in a
manner similar to Pakistan. A state savings
bank, Bank Tebungan Negara (BTN), provides
almost 90 percent of all housing loans. It
receives funding from the Bank of Indonesia
(the Central Bank) and interest-free loans from

e e
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the Ministry of Finance, However, it also has
had access to large IBRD low-cost housing
loans. These sources contribute about
two-thirds of BTN’s lending resources, with
internal resources consisting mainly of deposits
and savings contributing the rest. BTN is
experimenting with a contract saving plan,
although to date its success has been limited.

Another state institution, P.T. Papan Sejahtera,
provides some housing loans, generating its
funds from Bank of Indonesia credits, but also
raises funds through bond placements that
carry below-market interest rates. Finally,
commercial banks provide relatively
short-term mortgage loans only to
upper-income Indonesians. To date, Indonesia,
like Pakistan, has been able to tap only a
minimal portion of domestic savings and local
capital markets for home lending purposes. It
has relied instead on direct government
funding and external funding as the major
funding sources.

The Indonesian Government has not permitted
the establishment of specialized finance
institutions, as has Pakistan, nor has it put in

place those conditions which would permit
commercial banks, which can make housing
loans, to maximize use of the capital markets.
The result is that the condition of Indonesia’s
housing is clearly sub-standard and, in fact,
they are quite similar to the housing conditions
in Pakistan,

The consensus among housing finance experts
is that there is no right way to mobilize
resources for the housing sector. Nor is there a
formula for determining the proportion of use
between different resource instruments.

Institutions in most countries experiment with
a variety of instruments and techniques,
selecting those that work best at the time they
are being tried and used. Moreover, those
institutions understand the economic and
political realities under which they are working
and design resource mobilization programs
accordingly.

However, it is clear that until domestic savings
are mobilized and the capital markets freed up,
no country will be able to generate sufficient
funds for housing finance purposes.

Rqsource Mobilization in Pakistan

The ability of the HFCs in Pakistan to gain
access to domestic capital markets and/or
attract deposits is very limited at this time. The
Government taps the domestic capital market
extensively to finance its deficit, although the
pressure on Govemment to reduce its reliance
on debt for this purpose is constant. It is
virtually impossible for private sector financial
institutions to compete with the government as
long es the latter’s markup on deposits remains
attoday’s high levels.

Recently, a blue chip textile company had to
pay a markup of 19.68 percent on a 5 year term
loan from the capital market. Even a large
public agency such as Water and Power
Development Authority (WAPDA) has tried,
so far unsuccessfully, to borrow up to Rs. 15
billion at a 19 percent markup, even though
these bonds can be treated as approved security

for the purpose of investment by trusts and
insurance companies to the same extent as
prime government securities. The lack of an
explicit government guaranty has been the
main reason why WAPDA has had difficulty
marketing this issue. These high rates
contribute to the HFCs inability to attract the
pure savers.

For a fledgling HFC to obtain a similar loan, it
would have to pay a higher rate on deposits,
which would require the HFC to make
mortgage loans at a markup of around 25
percent, which is clearly too steep for even the
wealthier Pakistanis.

The limited experience to date in the HFCs
indicates that the market for mortgage loans
appears to dry up at 17 percent, and even at
that rate it reaches only a tiny fraction of the
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market, However, these high markups, driven
by inflation, arc a relatively new development,
and it is still unclear what impact such rates
will have on the market over the long run (sce
Appendix C for a brief discussion of the impact
of inflation on the housing finance sector).

Deposits are an even less likely prospect as a
lending resource. HFCs are not permitted to
offer demand or passbook savings, although
30-day time or term savings deposits are
allowed. Nevertheless, the HFCs believe that it
is very difficult for these time deposits, called
Certificates of Investment, to compete with
similar instruments being offered by
government institutions, such as the Statc
Bank’s rate cf 13 percent on 6 month T Bills.

However, an HFC must be very careful in
utilizing short-term deposits to finance
long-term loans. The danger of mismatching
assets and liabilities is well-known even to the
most casual observer of housing finance
systems. Yet this danger can be mitigated, but
not eliminated, by the existence of
well-functioning capital markets which offer
liquidity for long-term mortgage instruments.

In the long run, the solution is simple. The
government must step aside and stop

competing with the private sector in the pursuit
of financial resourccs while at the same time,
place a high priority on the creation of a
long-term bond market. It must also permit the
HFCs more leeway in the mobilization of
resources.

Accordingly, Government must work with
HFCs to creste an environment whereby the
HFCs can compete successfully with the rest of
the financial market for resources. In the short
run, however, there are some immediate steps,
discussed later in this section, that the
government could take to bolster the HFCs and
permit them to carry out their assigned
mandate to provide housing finance to all
Pakistanis.

Specific Remedies

The State Bank appears to support the new
housing finance companies. Yet, it is clear that
the SBP is very concerned about the capacity
and the capability of the HFCs to carry out
their objectives, that is to mobilize resources
and make mortgage loans, while demonstrating
to the public and the government that they will
not wreak havoc on the economy in the same
way as have other financial institutions.

In the long run, the solution is simple. Government must step
aside and stop competing with the private sector in the pursuit
of financial resources while at the same time placing a high
priority on the creation of a long-term bond market. It must
also permit the HFCs more leeway in the mobilization of
resources. Accordingly, Government must work with HFCs
to create an environment whereby the HFCs can compete
successfully with the rest of the financial market for resources.
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The government is demonstrating its
willingness to support the housing sector by
activating the Housing Refinance Facility in an
efficient and expeditious manner, Additional
assistance will depend on the HFCs
performance, but there is no assurance from
Government that more assistance, other than
that deriving from the new facility, will be
forthcoming,

The HFCs should initiate several resource
mobilization activities that would fit within the
current SBP authoritative and regulatory
framework. In the case where SBP approval
would be required for a particular activity, the
State Bank might have to issue a circular to
clarify its approval. It should not be necessary
to change the NBFI Prudential Regulations for
any of the activities listed below.

Other Funding

Additional funding to the SBP Housing
Refinance Facility (HRF), possibly through the
SBP Housing Credit Fund, should be
considered at an appropriate time, although
SBP’s current policy will not permit it to
provide any more funding. Further, any
additional funding should be in the form of
loans, not advances or grants, to the HFCs,
under similar terms and conditions as the
proposed HRF.

Such funding should be contingent on the
HFC’s overall performance and their
successful utilization of their quota under the
HRF. Consideration of new funding should be
taken up only when at least two of the HFCs
have exhausted their quotas of Rs. 75 million
in initial loan refinancing from the HRF.

The housing finance companies do not require
direct funding from the Government of
Pakistan or its specialized agencies, rather they
require the opportunity to compete with other
financial institutions in the mobilization of
financial resources. To accomplish this, the
Government might have to resort to some sort
of direct intervention in the form of guaranties,
insurance, or tax benefits, as is found in most
countries that have vibrant housing finance
industries.

A full or partia' guarantee would permit the
HFCs to tap the domestic capital market for the
additional funds as discussed above. To repeat,
this sort of Govemment intervention does not
require direct financial contributions to the
companies, which is neither recommended nor
desirable. In all instances, these types of
interventions should be enacted only within the
country macroeconomic context and policy.

Savings Schemes

The HFCs should consider devising some sort
of linked savings plan, such as a Contract
Savings Scheme, which would tie the opening
and maintenance of a personal savings account
to an opportunity to obtain a mortgage loan ata
predetermined ratio. This type of scheme could
strongly promote savings in general in
Pakistan, but more importantly, could possibly
generate large amounts of funds for mortgage
lending.

The cost of marketing such a scheme is likely
to be relatively high, therefore the HFCs
should focus now on designing a scheme and
then market it when their mortgage loan
portfolios increase. Schemes should be
developed for Foreign Currency as well as
Rupee accounts.

The HFCs do not require
direct funding from the
Government of Pakistan or its
specialized agencies; rather,
they require the opportunity
to compete with other
institutions in the
mobilization of financial
resources.

There are ample experiences worldwide, in
both developed and developing countries,
where the use of a linked savings scheme has
been successful as one tool among a variety of
savings and loan incentives. It should be
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pointed out that this sort of scheme has not
been very successful in India because the
group targeted by this program has a limited
capacity to save. For it to work in Pakistan, a
scheme would have to be addressed
specifically to those income groups that the
HFCs have identified as having sufficient
incomes to participate in a linked saving
program.

The real advantage of any
linked savings scheme is that
normally savers will accept a
lower mark-up than that
offered by other savings
programs—because at the
end of a specified period the
saver will be eligible for a
mortgage loan equal to a
Jixed percentage of the
amount saved.

The real advantage of any linked savings
scheme is that normally savers will accept a
lower markup than that offered by other saving
programs because at the end of a specified
period the saver will be eligible for a mortgage
loan equal to a fixed percentage of the amount
saved. The saving must be constant over a
number of years to demonstrate to the lending
institution that the saver/borrower is
creditworthy. Usually, there is a significant
penalty if the saver withdraws from the
scheme.

It should be pointed out that the lending
institution must structure the scheme in such a
way that borrowings do not exceed the
available lending funds in the institution. In
Germmany, for example, the ratio is 2:1,
meaning each Mark saved under their scheme
will permit two Marks to be borrowed over a 7
year term, which has been sufficient to meet
the borrowing demand. In Pakistan, the ratio

might be as little as 1:1, at least in the initial
stages of a scheme.

Foreign Currency Deposits

The HFCs are permitted to accept local
currency savings accounts, Therefore the HFCs
should also be allowed to accept foreign
currency deposits as one way to promote the
mobilization of savings. Investment Banks and
Modarabas, which are also Non-Bank
Financial Institutions, are currently permitted
to set up foreign currency accounts.

Since HFCs have to meet the same reserve
requirements as those two financial

institutions, they should be permitted to accept

and maintain foreign currency deposits. This
recommendation might very well be moot if,
within the near future, the Government permits
full convertability of the Rupee coupled with
adoption of market rates for foreign exchange
cover.

Certificates of Investment

The HFCs should utilize Certificates of
Investment (COI) to generate short-term
resources for mortgage lending. To overcome
the disadvantage of competing with the
Government of Pakistan for funds, the HFCs
should utilize the COls to mobilize savings
deposits in conjunction with a linked savings
scheme. '

Housing finance companies are currently
permitted to issue COIs with as little as a 30
day maturity and possibly as much as ten
years. Given the expected terms of the
mortgage loans, a weighted average of a S year
term on the COls should be sufficient to match
the maturities of fixed rate 12 year loans.

While short-term COlIs will not and should not
be a primary general funding resource,
particularly when standing alone, due in large
part to the asset/liability mismatch issue, the
availability of this relatively low-cost source of
funding can help to reducc the overall cost of
funds. Moreover, the HFCs should try to
devise ways to utilize COls in a more creative
way as a source of funds.
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External Funding

The cessation of USAID operations in Pakistan
will end all US financial and technical
assistance to the housing finance sector.
Nevertheless, the IBRD and the ADB will
continue to be a potential source of external
assistance for the housing sector.

Although no housing projects are in the
pipeline of either bank, the IBRD Financial
Deepening Project with $200 million in loans
for private sector financial institutions is one
possible source of assistance to the HFCs. For
HFCs to qualify for loans under this Project,
certain conditions in the IBRD loan agreement
would have to be modified or waived.

If the Government of
Pakistan truly desires the
development of a housing
Jfinance sector that can
contribute to the economic
growth and development of
the country, and to the
mobilization of savings, then
it may have to enact a number
of industry-wide incentives.

The Government of Pakistan would have to
concur with the incorporation of the HFCs in
this program since it is providing the full faith
and credit loan guaranty to the IBRD. If they
are able to participate, the HFCs should be
prepared to respond to the implementation
conditions attached to this loan. It should be
pointed out that the deepening of the financial
markets would surely involve the development
of a capital market for housing, and for this

reason, the incorporation of the new private
sector housing finance system into this project
would seem to be a natural fit.

Other Sources

It has been suggested that the HFCs have
access to the same financial resources that
commercial banks now have. Assuming the
SBP agrees to that request, the HFCs would
then have to adhere to the same SBP mandated
reserve requirements, including the
requirement to invest 30 percent of all deposits
from non-financial institutional sources in
government paper, rather than the 15 percent
now mandated by the State Bank for HFCs.

If this occurred, HFCs would have fewer funds
to loan for housing finance purposes, and
moreover, due to the tenure of those deposits,
the HFC would probably have to divert some
lending to non-housing purposes to ensure a
proper asset/liability match. This is not an
argument against permitting the HFCs more
access to other types of resources, but merely
pointing out the cost of doing so. The HFCs
should consider carefully whether the benefits
of converting essentially to commercial banks
would outweigh the benefits of remaining
specialized housing finance companies.

Government Incentive
Measures

As indicated above, the housing finance
companies can take some measures to improve
their operations within the context of the
current government rules and regulations.

However, if the Government of Pakistan truly
desires the development of a housing finance
sector that can contribute to the economic
growth and development of the country and to
the mobilization of savings, then it may have to
enact a number of industry-wide incentives.

Surveys of both developed and developing
countries show that without some economic
incentives, the housing finance industry will
not flourish. Incentives the Government might
consider are the following.
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Depositor Incentive Package

Income from deposits are now subject to the
payment of income tax. Under this incentive,
depositor savings in the housing finance
companies would be exempt from payment of
any tax on income earned from these deposits
for a specific period, usually at least one year.
This would encourage the flow of savings,
particularly pure savings, into the HFCs, since
elimination of this tax would increase the
retum to savers.

Loan Incentive Package

The present tax code in Pakistan strongly
discourages the granting of loans for the
acquisition of a home. At the present time, a
homebuyer must pay income tax on both the
principal and markup portions of a loan to
purchase a residential property for personal
use, while loans for rental property are exempt
from income taxes.

Eliminating the tax completely on the markup
portion while exempting all tax on the first Rs.
50,000 of the principal would be a strong
incentive to the industry. This, in turn, would
encourage savings through linked savings
plans related to the purchase of residential

property.

HFC Incentives

Increasing capital reserves of the housing
finance companies is necessary to enhance the
financial soundness of the industry. Yet the
current tax laws require the HFCs to pay tax on
profits, which hinders the growth of capital
reserves through earnings. The Government
could either eliminate all tax on all or part of
HFC eamings up to an amount equal to paid-in
equity, or declare a tax holiday for a number of
years, perhaps the first five years of operation.
Either of these two measures would permit the
HFCs to achieve the required financial
soundness, and thereby improve their tax
paying capacity in future years.

Commercial Bank Incentives

Presently, confmercial banks may invest up to
1 percent of their deposits in housing loans. To
encourage commercial banks to invest that
amount and more in the housing sector, any
funds in excess of 1 percent should be treated
as part of the commercial bank’s investment in
approved securities for liquidity purposes,
insofar as this investment is made through one
of the licensed housing finance companies.
This would help ensure an increase in the flow
of funds to the sector.

Government Incentive Measures:

o Exempt depositor savings in housing finance companies from

income tax for at least one year.

o Eliminate income tax on the mark-up portion of a home loan, and
exempt all income tax on the first Rs. 50,000 of the principal

amount.

o Eliminate all tax on all or part of HFC earnings up to an amount
equal to paid-in equity, or declare a tax holiday for a number of
years, perhaps the first five years of operation.

e Promote commercial bank investment in the housing sector; treat
any funds in excess of the 1 percent ceiling on housing as
approved securities when investment is made through the HFCs.

SRMP Page 35

The present
tax code in
Pakistan
strongly
discourages
the granting
of loans for
the
acquisition of
a home.



The Urban Environment.

In Karachl's Chanesar Village, there Is no formal
water supply system. This woman purchases
water for 1 rupee per bucket, far more expensive
than plped water.

In Pakistan, there are significant problems
associated with the availability, distribution, and
quality of water supplies. This has an
immediate and significant impact on the quality
of most people’s lives, particularly those living
in the informal settlements (Katchi Abadis) of
densely populated urban areas.

Although formal estimates vary, it is thought
that over half of Karachi’s population lives in
Katchi Abadis. Frequently, these communities
have either no formal water supply, or a water
supply that is inadequate to meet demand. Asa
result, residents—particularly women and
children—spend a significant amount of their
time collecting and transporting water from
adjacent areas. The lack of large scale
distribution systems make water a precious and

often expensive commodity. Water wallahs
(vendors) travel door to door selling water, and
in some instances, may sell access rights to the
community water tap.

Virtually without exception, most water
supplies are unsafe for consumption. Surface
water supplies become polluted from
inadequate or nonexistent solid and human
waste disposal systems. Similarly,
groundwater supplies become contaminated
through percolation of liquids from human and
animal waste.

Waterbome disease is common in Pakistan,
and infant mortality rates from diarrheal
diseases are among the highest in the
developing world. Boiling water to render it
safe is not a viable option for many of the
urban poor, who do not have access to
electrical connections and must rely on
increesingly scarce and expensive firewood for
fuel.

This man is fortunate to have @ hand pump near
his shack. However, groundwater
contamination Is a serlous problem.
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Water Quality and Supply

It is common to find drainege ditches choked with
rubbish in areas where municipal services for
solid waste collection are lacking (photo by Javed
Akthar).

An elderly woman transporting water in a
bucket. Average water consumption is far
below the accepted standard of 90 liters per
person per day.

Raw sewage often drains Into surface water, &

significant cause of contaminated water suppliss A large open drain lined with garb
and waterborne disease (photo by Javed Akthar). ,,,,,,'f',,,." main throughfare o%,,:g.
Katchl Abad! in Karachi.
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The Housing Refinance Facility

The purpose of the Housing Refinance Facility (HRF) is
to provide a limited source of liquidity to the HFCs
through the refinancing of mortgage loans originated
by the various HFCs. Initially, the HRF will be funded
with the equivalent of $15 million in funds obtained
from a US Housing Guaranty, which will generate the
Rupee equivalent of about Rs. 450 million. Other
financial resources may be made available through the
HRF, if and when they are identified and tapped. To be
eligible to participate in this Facility, an HFC must be

- licensed under the Statutory Regulations that establish
the legal framework for HFCs.

The State Bank will establish an operating carry market rates based on an HFC’s cost of

group for this Facility within the institution. funds and its lending policies.

Day-to-day responsibility for managing the

Facility will reside with the same division that When a particular housing finance company

manages the other five Funds in the State originates a total of at least Rs. 10 million in

Bank. mortgages, the HFC will have the option of
presenting this package of mortgages to the

As its contribution, the Non-Banking Financial  State Bank for refinancing. The package will

Institution (NBFT) division will provide be submitted to the NBFI division, which will
information on the financial condition of the review the package to ensure that the

HFCs and the overall quality of each’s mortgages meet the criteria for refinancing. At
portfolio of mortgages. The Deputy Governor the same time, the NBFI will certify that the
for Policy will set the terms and conditions HFC is in compliance with the State Bank
under which the Housing Refinance Facility Prudential Regulations,

will function.

Loan to Value Ratio

i Assuming compliance with the regulations, the
HRF OJJeratlons State Bank, through the Housing Refinance

Facility, will refinance the mortgage package

Housing finance companies wishing to in an amount equal to 80 percent of the face
participate in the HRF operations will continue  value of the mortgage package being presented
to originate mortgages using their intemally by the HFC. The 80 percent rule seems to be
generated funds. These mortgage loans will universally accepted as the appropriate
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loan-to-value (L TV) ratio for long-term
mortgages on owner occupicd, single family
residences which are secured by a lien on the
residence itself.

Loan Servicing and Prepayment

If one or more of the individual mortgages in
the mortgage package is prepaid, then the HFC
must replace the mortgage with another
mortgage of comparable value and terms. The
originals of the mortgage loan documents will
be cancelled and copies of the new documents
submitted to the State Bank.

The housing finance company will continue to
be responsible for servicing all mortgage loans
held in the custody of the SBP, including
collecting monthly payments, In tumn, the HFC
will make monthly payments to the SBP on the
80 percent financed loan. The HFC must
continue to make monthly payments on the
SBP-held mortgage paciiage regardless of the
performance of the mortgages themselves.

Default

In the event an HFC defaults on a payment to
the SBP, the SBP will have recourse to the
HFC assets as it would in circumstances where
there were no mortgages in the SBP’s
possession. Moreover, the SBP will be
authorized to take title to the mortgages in its
possession.

The SBP cannot foreclose on any individual
mortgage in the package unless the mortgagee

defaults. Thus an HFC default will have no
impact on the borrower’s loan commitment.

Loan Security

The principal documents an HFC requires to
authorize a mortgage loan ixi:lude but are not
limited t= the following:

e Property Funding Agreement (Mortgage
Loan Agreement)

e Convcyance Deed

e Property Mortgage

e [mrevocable Authority to Receive
Conveyance Deed from the Registry of
Assurances

e Promissory Note

e Property Valuation Report
e Personal Guarantee

e Employer Letters

e Mortgage Insurance Policy

s Comprehensive Property Insurance
Policy

The HFC will submit to the SBP a certified
copy of the above documents, plus any other
documents required to originate a mortgage
loan, which will provide the SBP with the
assurance that the documentation is complete.

The original documents will remain with the
HFC, however they will be duly assigned to
SBP, thus giving recourse to the SBP of the
underlying assets. The original documents
retained by the HFC may be viewed by the
SBP on demand.

Reports

The HFC will submit to the SBP a monthly
report on the status of the package of
refinanced mortgages. This report will list all
the mortgages in the package, giving the name
of the borrower, the address of the property,
the identifying HFC mortgage number, and the
current payment record, showing dates,
payments and balances. This report will be
submitted along with the other reports due to
the SBP on a monthly basis.

Allocation of HRF Funds

Each of the seven licensed and to-be-licensed
HFCs will be able to finance mortgages with
the HRF in an amount up to Rs. 75 million, or
an amount equal to the HFCs total capital,
whichever is lower.
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If one or more of the HFCs does not initiate
utilizing its allotment within two years from
the date the HRF is opened, then the remaining
balance in the Window will be allotted equally
among the HFCs which have utilized their full
Rs. 75 million authorization.

Program Modifications

The SBP will have the option of revising these
guidelines, including the option to make
exceptions to them for one or more HFCs,
depending on the performance of the HFC. The
SBP also may be able to exclude an HFC from
participating in the HRF if that HFC is not
complying with the Prudential Regulations.

Form Standardization

The HFCs are not now using standardized
mortgage lending forms. For the Housing
Refinance Facility to evolve into a more
comprehensive refinancing operation, the SBP
should initiate efforts to standardize these
forms.

The USAID MIS package, available to all
HFCs, may assist in this effont. It is
recommended that SBP review this package at
its earliest opportunity with a view of
incorporating it into the system.

HRF Terms and Conditions

The cost of these funds to the SBP consists of
the interest cost to the US Lender of the
Housing Guaranty Loan, plus any costs that the
SBP may incur in the administration of the

_Facility as well as coverage for provisions and
reserves.

If a fixed rate HG loan were borrowed from the
US Capital Market today, the interest rate on
the US funds would be about 8.25 percent (up
about 1.25 percent from 6 months ago), 30 year
term and a 10 year grace peniod on repayment
of principal.

Amortization of the loan will take place over
the remaining 20 year life of the loan. SBP
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administrative costs should not exceed |
percent of the refinanced loan, As discussed
shortly, HFCs should not be charged for the
foreign exchange coverage.

Mark-up Rate and Term to the HFCs

If a mortgage package were presented to SBP
under the above conditions, then the markup on
the SBP refinancing loan to the HFC would be
in the 9 to 10 percent range. The SBP should
justify a higher ratc, if that is required. The
maturity date of the refinancing loan will be no
more than 12 years, depending on the
composition of the mortgages being

refinanced. .

For example, if a package consisted only of 3
year reviewable mortgages, it is conceivable
that the SBP could refinance this package over
a 3 year period. The reason for selecting 12
years as the maximum term is that the longest
fixed rate loan now being made by an HFC is
12 years. Reviewable loans are being made for
longer terms, but the loans will be recalculated
at an earlier date, usually 3 years, at which
time the markup may be changed.

Foreign Exchange Cover

The HFCs should not be required to pay a
foreign cover fee on the Housing Guaranty for
the following reasons:

e At no point in the foreign currency
transaction process will the HFCs have
access to the foreign currency, nor will
they be a party to the negotiations or a
signatory on the loan agreement between
the borrower (Ministry of Finance) and
the US lender. The SBP, and only the
SBP, will have access to or make use of
the US Dollars. Thus, there is little
justification for imposing this cost on the
HFCs.

e Secondly, the HG loan is a long-term, 30
year loan, not short-term like almost all
the foreign currency deposits and loans
flowing into Pakistan. To try to estimate
an equilable fee to be fixed over a 30
year period is not only impossible, but
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efforts.

very possibly onerous to the HFCs if
inflation is tamed as the Government of
Pakistan and the intemational monetary
authoritics expect.

e Thirdly, as a result of the HG program,
the Government of Pakistan will have
access to hard currency at terms that are
impossible to obtain elscwhere in the
private sector. The use of these loan
funds to refinance more costly loans
from other sources would be a likely use
to which only the SBP can avail.

Financial Impact on the
HFCs

It is important to assess the impact of
additional sources of funds on the ability of the
HFCs to function as viable financial
institutions. The three financial analyses that
follow draw primarily on the Financial
Planning Models in Appendix A. The models
are integrated five-year summary financial
statements, showing the income and funds flow
statements and balance sheets of a typical
Housing Finance Company.

To undertake this assessment, it was necessary
in the first instance to prepare pro forma
financial statements for a typical HFC which
will utilize its equity capital as the one and
only source of funds for mortgage loans. Next,
the impact of an inflow of Rs, 75 million in
loan refinancing on the typical HFC was
analyzed to show how it would affect the
typical HFC’s financial condition. Finally, the
third analysis showed the importance of
domestic savings on the financial health of the
company. It should be stressed that a typical
HFC was assumed for analytical purposes. The
actual situation in each of the operating or
soon-to-operate HFCs will vary.

The supporting schedules and footnotes
attached to the Models in Appendix A set forth
the basic revenue and expense assumptions and
distribute beneficiary payments between
principal and mark-up. Preliminary iterations

or runs of cach model can be described as
follows:

The Equity Model (Run No. 1): This Model
reflects the condition of an operating HIFC as
presently constituted. The sole source of
capital is sharcholder’s equity; thus, the debt to
equity ratio is zero. Lending activity has begun
and a monthly volume of Rs. 4.9 million is
assumed at an average of seven loans of Rs
700,000 cach. In order to sustain this modest
volume of lending, additional capital is
required in about the cighth month of
operation, and again in years 2 and 4.

Profits as a percentage of net equity range from
-4.6 percent in year 1 to about 5 percent in year
4 and year 5. Operating expense as a percent of
total assets ranges from 13.3 percent in year |
to 9.6 percent in year 5, This operating expense
ratio compares with an average of about 1.3
percent in the British Building Socicties and
reflects primarily the low volume of HFC
lending activity in the Pakistani market.

Financial analysis shows the
critical need to tap lower-cost
deposits.

HFCs need the latitude to
creatively attract deposits.

Utilizing the Housing Refinance Facility
(Run No. 2): This Model assumes a
contribution of Rs. 75 million and shows the
impact of the Housing Refinance Facility on
the typical HFC. Assuming the same volume
of lending and no further source of capital, the
HRF funds are utilized in full in about month
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21. The major impact of this Facility on the
HFC is to delay the requirement of a third
contribution of additional equity capital from
year 2 to year 4,

The impact of the HRF on profitability and
operating efficiency is otherwise minimal. The
debt to equity ratio is 0.64 in the year of
drawdown, but in the absence of other sources
of capital it is reduced sieadily to 0.28 in year
5.

The development of the
housing finance market is a
medium to long-term project,
at best. Government needs to
consider ways to accelerate
the development of the
industry via the granting of
incentives to ensure that a
significant impact is made on
reducing Pakistan’s housing
deficit in the foreseeable
Juture.

Profitability actually is reduced in years 3 and
4 because an assumed 60 percent of the profit
margin is paid to the State Bank of Pakistan to
service the refinancing loan. Again this
highlights the low overall volume of operations
and the critical need for mobilizing additional
resources.

Utilizing both Savings Deposits/COIs and
the Housing Refinance Facility (Run No. 3):
This Model assumes that savings ar¢ mobilized
at the rate of Rs. 10.0 million per month for the
60 month cycle of the model. Also the Housing
Refinance Facility is utilized to the full extent
of the proposed initial line of credit, i.e., Rs. 75
million.

The net influx of savings deposits/COIs of Rs.
600 million over the five year period enables
the HFC to operate without recourse to
additional equity capital after the second
contribution of Rs. 60 million is paid in toward
the end of year 1.

Thus, paid in capital remains constant at Rs,
120 million in years 2-5. Profitability shows
steady if modest gains in years 2-5, increasing
from 7 percent to 10.6 percent as a percent of
net equity.

Overall efficiency is likewise enhanced as
reflected in the ratio of operating expense to
total assets, which declines from 6.4 percent in
year | to 3.1 percent in year 5. This result may
be overstated as the basic assumptions of
operating expense were not changed in the
three runs of the Model. Arguably, operating
costs will increase somewhat with the
implementation of a savings schemes,

On the other hand, the absolute volume of
savings mobilized is not large. The debt to
equity ratio rises gradually from 2.4 in year 2
10 3.5 in year 5 under the assumptions of Run #
3, well below the 7:1 and 10:1 ratios foreseen
in the Prudential Regulations.

The results of these pro forma Model runs
confirm the critical need of the HFCs to
mobilize savings in far greater volume than so
far contemplated.

Model run # 2 shows that the Housing
Refinance Facility provides valuable support to
the industry by alleviating the need for
excessive injections of equity capital in years 2
and 3, thus giving it further time to organize its
marketing efforts. Access to the Housing
Refinance Facility also provides the HFCs with
some additional capital, during which time
they will be able to develop and initiate savings
programs as contemplated in the next Model.

Model #3 demonstrates clearly the need for the
companies to have access to domestic savings
as one of the two primary sources of housing
finance. '

Finally, the models show that the development
of the housing finance market is a medium to

L P et ]
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The risk to
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long term project, at best. It further justifics the
need for the authorities to consider ways to
acceleratc the development of the industry via
the granting of other special incentives to
ensure that a significant impact is made on
reducing Pakistan’s housing deficit in the
foresceable future.

Risks to the SBP

Opening the Housing Refinance Facility will
require the SBP to address three major risks:

e Failure (bankruptcy or closure) of an HFC
e Repayment of the underlying Mortgages
e Foreign Exchange Risk

Failure of an HFC

The SBP has in place a set of Prudential
Regulations through which it exercises a large
degree of control over the HFCs, Prompt and
active enforcement of these Regulations will
ensure that all HFCs are and will remain
financially sound companies during the period
when their mortgages are held by the SBP.

However, in the event an HFC utilizing the
Housing Finance Facility encounters financial
difficultics, the SBP has covered this risk by
not allowing that HFC to refinance from the
HRF an amount in excess of its cquity capital.

Once the financial difficulties become
known—and it is incumbent on the SBP,
through its off-site monitoring and on-site
supervision of the HFC, to be aware of those
difficulties—then the SBP must act with
alacrity to ensure that it recovers its funds from
the HFC, as it should in any instance where a
financial institution encounters financial or
management difficulties.

Repayment of the Underlying Mortgages

HFC mortgage loans are granted at no more
than a 60 percent loan-to-value ratio, that is,
the amount of the mortgage loan is only 60
percent of the appraised value of the property
which guaranties the loan, Further, the SBP is
discounting the mortgage at 80 percent of the
face value of the mortgage.

Thus the value of the refinanced loan at the
time of origination with the SBP will be only
48 percent of appraised value of the property
and this figure will begin to decline the

By refinancing packages of mortgages with the private sector,
a first step will be taken to initiate a type of secondary
mortgage market whereby the housing finance company would
use seasoned morigages to raise money in the private capital
market, which would then be used to redeem the morigages

Jrom the State Bank of Pakistan.

In turn, the State Bank would be able to refinance a new
package of mortgages that the housing finance company
originates. In this way a secondary market is seeded.

SRMP Page 44



moment the first monthly mortgage payment is
made. SBP’s security will increase over time,
as the loan-to-value declines and the value of
the property increases. SBP’s increased
security on loans to the HFC does not provide
sover from the inability of lenders to foreclose
legaily and quickly on past-due loans in
Pakistan. However it should be recognized that
the failure of an HFC to collect regularly,
thereby preempting foreclosure, is significantly
different from what a public financial
institution like HBFC might do.

If a loan is not collected, income will fall and
with it, the possibility that the HFC’s capital
will be exposed. At this point, the HFC’s
shareholders will face losses and the prospect
of shareholder’s loss of capital helps ensure
full and prompt recovery of mortgage loans.
Should an HFC fail, the SBP will devise a
mechanism whereby the mortgage loans will
continue to be serviced and the SBP will
recover it’s refinanced loan.

Foreign Exchange Risk

The SBP can mitigate its foreign exchange risk
by keeping the US Dollars off-shore for use in
export financing or some other activity
requiring US Dollars for financial transactions
overseas. It could also lend the US Dollars to
an entity that needs Dollars and is willing to
provide the SBP with the requisite risk cover,
as determined by the SBP.

Foundation for a National
Mortgage Market

As the balance on the mortgage loans held by
the SBP declines over time, an individual HFC
could begin to consider the possibility of
refinancing the SBP mortgage package with a
third party. After a few years, the mortgages
could become more attractive as an investment
to the private sector because it will have been
demonstrated that they have been repaid
promptly by the borrower, that is, they have
been “seasoned”’.

The SBP will be able to certify that the
monthly payments have been paid fully and
promptly and that the HFC has not experienced
any problems in servicing the mortgages in the
refinancing loan package. Moreover the loan
balance will have declined even further,
leaving a much more favorable loan-to-value
ratio,

By refinancing this package of mortgages with
the private sector, a first step will be taken to
initiate a type of secondary mortgage market
whereby the HFC would use these *‘seasoned”’
mortgages to raise money in the private capital
market, which would then be used to redeem
the mortgages from the SBP.

In tum, the SBP would then be able to
refinance a new package of mortgages that the
HFC originates. And so on. In this way a
secondary market is seeded.

Closure of the HRF

The SBP has permitted the establishment of the
Housing Refinance Facility to assist the HFCs
to gain access to additional funds in the short
term, at least until the HFCs are able to tap
other sources of capital and deposits.

It is not, nor was it ever intended to be, a major
or a permanent source of liquidity for the
companies, although addition funds could be
funneled through the HRF to the HFCs if they
are forthcoming from other sources.

As the incubator of a national mortgage
market, it would be possible for the HRF to
evolve into a private sector secondary
mortgage institution, albeit with some sort of
government guaranty.

It is also possible that the HRF will be closed
at a future date as other sources of capital are
found, and the proceeds of the HRF could be
used for other related financial purposes that
could be more germane to the housing finance
system at that future date.
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Informal Urban

Rather than take up begging, this handicapped
Karachi man prefers fo sell boxes of issue paper  Fresh fruit hawkers occupying a footpath in
at traffic intersections. Karachi's Empress Market.

A street paimist
and his cat
having an
afternoon nap
on a Karachi
footpath. Lack
of employment
opportunities in
the formal
sector has
created an
array of street
vendors
peddling their
goods and
services,
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Employment

A Dhobl (washerman)
colony in Karachl, where
large scale hand
washing of clothes Is
done, Clothes are
collected, washed, dried,
Ironed and dellvered to
the home via blcycle or
donkey cart for
approximately Re. 250
per 100 items (about $7).
A stable profession for
tens of thousands of
men In urban centers in
the past, Dhobl's are
slowly but steadlly being
replaced by modern
laundy appliances in the
home,

Balloons being sold in Orangl! Town. In the
background is a tire tube repair shop.
shoes shined.

One of several cobblers lined up on a Karachl
footpath—waliting for pedestrians to have their
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An Apex Bank

It has been suggested that Pakistan might benefit from
the creation of a central housing finance institution,
which might be called an apex housing bank, to
provide liquidity to the sector as well as give it some
guidance and leadership. Other elements of a viable
housing finance sector, Including a national policy, are
also lacking, and a central organization might be
helptul in fllling these gaps. Before determining if this
organization is truly needed, it is necessary to define
what an apex bank is, as well as review the experience,
history and role of similar institutions in other

countries.

What an Apex Bank Is

In general, an apex housing bank is an
all-powerful central organization that
essentially controls completely the housing
finance sector. At the very least, it should
undertake two major functions:

e License and regulate the industry; and

e Provide liquidity to the primary housing
finance companies. ‘

Regulatory functions can include controls on
issues such as lending and savings rates, loan
ceilings, etc.

A distinction should be made between primary
and secondary housing finance institutions.
Primary institutions, sometimes called retail
institutions, deal directly with the public for
savings and loan purposes. Secondary or
wholesale institutions deal only with primary

revious Page Blank

institutions, generally in the provision of
liquidity to the latter.

In a broader sense, other functions such as the
formulation of housing finance policy, the
design of financial programs, and in general,
promotion and representation of the entire
industry could be included within this one
institution. In practice, in those countries where
apex banks exist in one form or another, the
number of functions it is responsible for does
not include all the functions listed above.

Apex banks are usually creatures of
government, and are either a parastatal
organization or a wholly owned subsidiary of

'one of the major government agencies or

ministries associated with the housing or
finance portfolios. Generally, the staff of the
institution is comprised of civil servants, and
the Government has a strong influence over the
policies and actions of the institution regardless
of the fact that the charter usually givesita
large degree of autonomy.

SRMP Page 49

An apex
housing bank
is an
all-powerful
central
organization
that
essentially
controls
completely
the housing
JSinance sector.



The role of
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system.

Apex banks are frequently established in
countries where the private sector, particularly
the finance sector, is weak, and where the
government has inhibited, deliberately or
otherwise, the development of a private sector
housing finance industry. Apex banks may also
be created to implement a particular
government finance incentive, such as a
government tax or levy to fund housing.

At one time, apex banks were strongly
encouraged by the donor community as the
answer to a lack of private sector housing
finance institutions in developing countries.
Then, but not now, the donor institutions felt
that creating one central finance institution for
housing would be more effective and have a
speedier impact on the housing sector than
trying to start up private sector institutions in
countries where capital was short and human
resources wanting.

Examples in Developed
Countries

Apex housing banks do not exist in the
developed countries. A review of the literature
on housing finance systems does not reveal one
single fully developed country, i.e. the twenty-
four OECD countries, where a single
institution provides both of the major
functions: liquidity to and regulation of the
housing finance system. Instead a variety of
institutions are involved in these two functions,
as well as the ancillary functions mentioned in
the previous section.

Regulatory

This function is almost always carried out by a
government or parastatal agency. The United
Kingdom has one major regulatory body, the
Building Societies Commission, for institutions
that accept savings as well as make loans,
while Denmark also has one regulatory body,
but oddly enough, this body is the Ministry of
Industry.

One of the most logical systems is in France,
which has a regulatory system governed by
three entities under the Ministry of Economy,

Finance and the Budget, and the Governor of
the Bank of France. In that country, the
Commiittce on Banking Regulations writes the
regulations, the Committee on Credit
Institutions approves the regulations, and the
Commission on Banking oversces or enforces
the operations.

Liquidity

The provision of liquidity to the housing
finance system varies. In Germany and France,
housing contract schemes provide a steady
flow of liquidity as new savers provide the
funding for savers who have completed their
savings contract period. In Denmark
particularly, but in all other countries as well,
the mortgage lending institutions have access
to liquidity by issuing mortgage bonds whose
proceeds are used to finance housing loans.

A true secondary mortgage market exists only
in the US, Three nationwide financial
organizations raise huge amounts of funds
from the US capital market, which in turn they
use to buy mortgages from qualified primary
institutions. The largest and most important of
these institutions, the Federal National
Mortgage Association (FNMA), is a publicly
held, private corporation, although it was
originally a government agency. It obtains
funds to purchase mortgages through the sale
of its own debt and mortgage backed securities,
and provides a corporate guarantee of timely
payment of principal and interest on these
securities,

By virtue of its special status and connection to
the government, FNMA enjoys an important
advantage in the debt market as investors
perceive that there is no default risk on its debt.
That perception derives not from high
corporate risk ratings, but rather from FNMA's
origins as a public agency coupled with the
belief that the federal government will not let it
fail.

In this case, the US govemment has assured
the flow of funds to mortgage markets, that is,
liquidity, at no cost to the government or the
taxpayer. The same is virtually true with
respect to the other developed country
institutions providing liquidity to the mortgage
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markets, The lesson to be learned here is that
the role of government is to facilitate the flow
of funds to the markets, while at the same time,
not incurring any costs in this effort, There is
no reason why Pakistan should not strive to
emulate this type of system.

Policy

In most developed countries, Housing
Ministries, along with the Govemment
agencies or ministries that make monetary and
fiscal policy, provide the policy framework
within which these housing finance systems

operate.

In the US, for example, the Department of
Housing and Urban Development (HUD)
makes housing policy to include housing
finance policy, but this Department is
influenced strongly by the Office of
Management and Budget in fiscal matters and
the Department of the Treasury in monetary
matters.

Policy is also set by the various Institutions
that provide liquidity to the sector, such as
FNMA s policy (in conjunction with HUD) on
the loan ceiling for FNMA qualified
mortgages. Input on policy decisions is derived
from the various trade associations and well as
from consumers, that is, the mortgage
borrowers.

Promotion and Representation

Usually there is a strong trade association that
promotes the sector and provides the
constituency support that is so critical to the
success of the sector. In all cases, this trade
association is supported by dues from its
membership. It is almost unheard of for an
individual financial institution to forego
membership in this trade associate; the stigma
is just too great and the herd mentality too
strong.

A good example of a trade association is in the
United Kingdom, where the Building Societies
Association has been active since 1869. It acts
as the collective voice for the building
societies, representing their interests to

govemnment, parliament, the media and other
trade bodies. It also provides information and
explanations of all legislative and regulatory
developments to its membership. With the
growing involvement of other institutions in
the provision of mortgage lending in the UK,
the Council of Mortgage Lenders was created
in 1989 to serve this expanding membership.

Product Development

The development of financial programs is
usually left to the individual institutions, and in
countries where individual institutional
initiative and innovation in this aspect is
encouraged, the institution that first develops a
new saving or loan instrument usually gains a
competitive advantage.

In countries that are more rigid in their
acceptance of innovation, new instruments are
usually borrowed from other countries, albeit
slowly. Securitization of mortgages, which is
the issuance of liquid debt instruments secured
by pools of mortgages, originated in the US,
but is slowly expanding to some European
countries,

Examples in Developing
Countries

Developing countries in general have weak
housing markets. Most housing is provided
through the informal sector, with institutional
finance playing a relatively minor role in the
provision of housing. National governments
undertake a disproportionate role in the
management and control of the financial sector
with the result that free market initiatives are
limited. Where they exist, private sector
housing finance institutions are often severely
restrained in their savings and lending
activities, They are able to operate only at the

" sufferance of government institutions and

bureaucrats.

A distinction should be made between primary
and secondary national housing banks. Many
developing countries have what are called
“national housing banks, "’ but most of these
banks are primary lending institutions that
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dircctly serve the public and are usually
wholly-owned government subsidiaries or
parastatals. They make mortgage loans to
individuals, usually loans to lower income
segments of the population, although in
practice this is not always the case. In some
cases, they also accept deposits from the
public.

Within the universe of national housing banks,
two types exist in developing countries. One is
a market driven institution, with little
government interference, that is able to
compete with the private sector for resources
and to make mortgage loans at market rates. A
good example of this type of institution is the
Government Housing Bank of Thailand. Other
than the fact that it is owned by the
government of Thailand, its commercial
operations are little different from any other
private sector financial institution that
mobilizes financial resources to make
mortgage loans.

A second type of primary housing finance
institution on the national level is one that
exists primarily to direct funds to selected
segments of the society at below market or
subsidized lending terms. This type of primary
institution is able to lend for housing at these
rates because it obtains low rate financing
resources from the govemnment or other
subsidized sources. However, most often it
undercuts any private sector institution trying
to compete in the market, and always distorts
free market conditions.

In Asia, a good cxample of this type of
institution is Indonesia’s Bank Tabungan
Negara. For all intents and purposcs, the HBFC
in Pakistan is a primary national housing bank
of this second type, although the cessation of
government advances will force it to compete
in the financial markets if it is to prosper and
grow.

The secondary housing finance or apex bank
model could be 2pplicable to Pakistan since
primaiy housing finance institutions from the
private secior necd a secondary institution at
least to provide liquidity. Th's is particularly
relevant since the role of ARF T should be to
either operate o) a market basis, or to actually
provide financing for individuals whose
incomes do no! o rmit ther to access the
private sectd . tions,

Yet exampies in other decioping countries of
an apex housing bank scrving the primary
housing finance sector are rare. The most
relevant is India’s National Housing Bank.
This institution was c:eated in 1988 to regulate
and control the private: sector housing finance
companies, provide *.juidity to these same
institutions, mobiliz¢ funds, promote the
industry, design new financial products, and in
short, carry out almost any function as long as
it was deemed beneficial to the industry. It was
created to be an all-encompassing apex
housing bank.

It was created at a time when one privately
held company, HDFC, was extremely

Apex banks are frequently established in countries where the
private sector, particularly the finance sector, is weak, and where
the government has inhibited, deliberately or otherwise, the
development of a private sector housing finance industry. Apex
banks may also be created to implement a particular government
JSinance incentive, such as a government tax or levy to fund

housing.
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successful, and the success of this one
institution was spawning additional companies
at a rapid pace. In many circles, it was felt that
the time had arrived to create a central
organization to undertake most of industry’s
central functions, including assuming the
regulatory functions of the Reserve Bank of
India, Most importantly, it was felt that the
Bank would be more successful at raising
capital for all the housing finance companies
than each institution could accomplish through
its own efforts.

In developing countries,
national governments
undertake a disproportionate
role in the management and
control of the financial
sector, with the result that
Jree market initiatives are
limited. Where they exist,
private sector housing
Jfinance institutions are often
severely restrained in their
savings and lending activities.

Unfortunately, the Bank was involved in the
security market scandal in 1991, whose
ramifications continue to be felt today. To
some degree, this scandal has permeated the
entire financial sector, thus it is impossible to
determine how much the scandal had affected
the viability of the Bank, or whether the
concept of a central housing finance bank in
India is a flawed one. The fact remains that the
Bank has not been very successful in canrying
out its mandate. It continues to license and
regulate the industry, following the procedures
set up by the Reserve Bank, of which the
National Housing Bank is a wholly owned
subsidiary.

Insofar as India is operating under less than
free market conditions, the Bank controls the
companies in the sense that it sets interest

b ]

rates, authorizes types of deposits, limits
access to the capital market, etc. This type of
control is felt by some observers to be
contradictory to the Bank’s role as the provider
of liquidity. With this authority, it is possible
for the Bank to influence rates to assure a flow
of funds to itself at the expense of the primary
institutions.

The scandal has sorely affected the ability of
the Bank to raise capital in the financial
markets. The Reserve Bank provided an initial
funding of 600 crore, which the Bank is using
to provide loans to eligible housing finance
companies. The largest housing finance
company, HDFC, has not sought access to
these funds, having been able to raise sufficient
funds for on-lending through its own marketing
efforts,

Most companies have been able to mobilize
capital resources equally as well as the Bank,
meaning that Bank does not have any innate
advantage as a Central Housing Bank, owned
by the Government. While the Bank has raised
some funds through bond issues, it has not
been able to establish itself as a secondary
mortgage institution, providing liquidity to the
sector. '

The National Housing Bank of India has not
been successful in carrying out the twin
functions of promotion and product
development, due in part at least to the scandal.
Nevertheless, it is probable that the Bank
would have had difficulty carrying out these
two functions anyway, given the lack of skills
and capabilities within the Bank in these two
areas.

It is difficult to say what will happen to the
Bank. The scandal has put the Bank in a
defensive mood, and until the scandal is put in
the past, it will not be possible for it to attempt
to fulfill its mandate. Some observers believe

* that the Bank should consider lowering its

sights, and instead focus on providing only a
few services well.

Continued services would include the
enforcement of Prudential Regulations, which
implies preparing a kind of credit rating for all
housing finance companies regulated by the
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Bank. The financial control functions would
not be handled by the Bank since, as shown
above, it might influence its decisions
regarding mobilizing capital.

The Bank should also continue to function as a
source of liquidity so long as the liquidity is
rationed to low-income families. Many experts
believe that if the Bank were to carry out these
basic functions well, while leaving to the
companies and their trade association the
remaining functions, then the Bank could be
said to fulfill a needed role in the housing
finance industry.

An Apex Bank for Pakistan?

In Pakistan, the basic functions of an apex
housing bank are, or are not, being fulfilled in
the following manner:

Regulatory

The State Bank of Pakistan writes and enforces
the regulations for the housing finance
companies and the Ministry of Finance
licenses the companies. According to the
World Bank, while the “‘SBP has strengthened
substantially its supervision oversight..... it
needs to do more in particular with regard to
capital adequacy, other prudential
requirements, off-site monitoring and on-site
inspection”’. Assuming the SBP is assigned the
licensing function, and further that the State
Bank continues to improve its regulatory
capacity, then this function is fully covered.

Liquidity

The SBP intends to open the Housing
Refinance Facility which will provide Rs. 450
million in liquidity to the HFCs. While this
amount will help the nascent HFCs, it is
woefully inadequate to meet their liquidity
needs. Even the addition of the Rs. 700 million
from the SBP Housing Credit Fund or any
other source will fall far short of actual needs.
The Housing Sector will eventually need to
access billions of rupees to meet the housing
finance requirements. Clearly this function is
not being met now, although the creation of

this Facility might be a first step in the
development of a capital market for mortgages,
as has been mentioned previously, which
would generate the necessary funds over the
long run.

Policy

Both the Ministry of Finance and the State
Bank of Pakistan provide some guidelines and
direction for the industry, however there is no
written policy or consensus on what the
housing finance policy is in Pakistan, not
withstanding the mandate of the National
Housing Authority to formulate a housing
policy.

Promotion and Representation

The HFCs have started a trade group, including
hiring a full-time Executive Secretary as of
May, 1994. This is an excellent start, however,
the size of its membership will limit the
resources it can use to promote the system.
Since trade groups or associations are
supported financially by their membership, the
small membership base here is inadequate now
to support an active trade association without
outside assistance, as will be required for the
first year of existence of the trade association
and perhaps longer.

Financial Instruments

The HFCs design their own savings and loan
instruments and financial products. No central
institution in Pakistan has the demonstrated
capacity to carry out this function now and it is
dubious whether any type of institution other
than the HFCs could gain sufficient experience
to carry out this in the housing finance market.

Conclusions

This leads to the question as to whether a
central organization is required now in
Pakistan. The State Bank of Pakistan is
currently functioning as a de facto central or
apex housing finance organization. It is, or
soon will be, carrying out all the necessary
regulatory functions and it is the only
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institution that will be providing liquidity to the
system, albeit meager. Thus it is fulfilling the
two basic functions of an *‘apex housing
bank.”

Whether the SBP is able to fulfill completely
these two functions is another issue. No doubt
the housing finance system will require
additional liquidity, and although the SBP is
adamant it will not provide this liquidity from
its own resources, it will support funding from
other sources. It is not evident that a new
central organization would be any more
effective in providing or promoting access to
this liquidity than the SBP.

The State Bank of Pakistan is
or soon will be carrying out
all housing finance
regulatory functions, and it is
the only institution that will
be providing liquidity to the
system, albeit meager. It is
not evident that there is
anything to be gained by
creating a new central
organization to handle these
two basic functions.

There remains a housing policy vacuum in
Pakistan. A comprehensive housing policy is
necessary because of the inter-sectorial nature
of housing and its relation to and impact on
other economic sectors. Instead, ad hoc
decisions have become a substitute for a
coherent, written and explicit policy.

In the housing finance sector, the SBP is now
making some housing finance policy
determinations which emanate from its actions
and decisions. But it is abundantly clear that
the lack of a housing policy, of which housing

finance is a major component, is impeding the
development of the sector. However, the
preparation of a housing finance policy by the
SBP or a central organization will be relatively
futile if it is not integrated into an overall
housing policy. Whether the National Housing
Authority is able to have its housing policy or
any other such policy accepted is an unknown
at this time.

In most countries, the consensus is that a
strong collective voice in the form of a trade
association—divorced from the
government—is the most effective tool that a
group of individuals or institutions can devise
to represent them. The HFC’s efforts to
organize and make operational the housing
finance trade group is probably the most
important step now being taken in this
direction.

This group has the potential to become the true
spokesman or representative and thus bring
about the necessary changes to make the
housing finance system successful. A central
organization such as a apex housing bank with
its close government ties cannot take the place
of a trade association, although it could
complement the trade association, assuming a
good working relationship. Finally, the design
of financial instruments and products is a
function better left to the HFCs.

It can therefore be concluded that it is
premature to consider the creation of a central
housing finance institution. This does not mean
that the establishment of such an organization,
however structured, would not be necessary at
a later date. This issue should be revisited once
more housing finance companies are
operational, the Housing Refinance Facility is
functioning, and the Trade Group is carrying
out its responsibilities fully. While it is difficult
to determine the date that the issue of an apex
bank should be addressed once again, it is
probable that it should be carried out no later
than two years hence or mid-1996.
Nevertheless, another assessment on the need
to establish a central organization could be
carried out whenever there is a consensus on
the need to do so.
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Infrastructure and

Municipal waste collection in an affiuent nelghborhood in Karachl. Less than §5% benefit
from garbage collection service, which is generally limited to weaslthier sections of town.
Collected waste Is dumped in low lying or other inappropriate areas, contributing to
groundwater contamination and the spread of disease. Uncollected garbage Is burned,
causing air pollution and the production of dioxins, which are extremely toxic. Recently,
an organic waste composting plant began operating in Karachl, and more are planned for
other major cities (National Conservation Strategy, 1902)

These men are
opening
blocked gutter
lines, which
are a chronic
problem In
Karachl,
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Urban Services

Plastic bags and other trash obstructing the flow of an exposed sewage drain that also is an
obstruction in a road.

In Karachl,
water supplies
are scarce and
erratic even in

high income
neighborhoods,
where water is
often purchased
from mobile
tankers.
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Next Steps for Pakistan’s
Housing Finance Sector

Conclusions

The private sector housing finance system is new in
Pakistan. To achieve success, the system must
overcome significant barriers to mobilize resources for
mortgage lending, and it must design mortgage
instruments that are affordable and marketable to
Pakistani families that desperately need new and better
housing. At the same time, the companies must be
able to undertake these functions profitably, thus
satisfying their owners and shareholders. To this end,
the sector needs the support of Government, and in
particular, the State Bank of Pakistan, which is
undertaking an important role in the development of

the new system.

The State Bank of Pakistan recognizes the
importance of housing finance in the overall
economic context. It understands that it needs
to nurture these institutions so that they can
fulfill the promise of providing housing finance
to the people.

Moreover, the SBP is aware that the
development of the housing finance system
gives the SBP the unique opportunity to
demonstrate how a new financial group should
be organized, regulated and supported, since
the very newness of the HFCs permits the SBP
to start out with a clean slate. Thus, this
leamning experience can benefit the entire
financial sector.

This communality of interests between the
companies and the SBP presupposes a close
and almost collegial relationship. The
companies must be open with the SBP, even
insisting that the SBP make on-site inspections
of the comnpanies so that they will be better
able to comply fully with the prudential
regulations.

The SBP should assign at least one full-time
aggr'n to regulate the companies, and this agent
should spend time with the companies learning
about their problems and their business
operations. There should be periodic and, in
fact, frequent meetings and exchanges of
information between the two, recognizing that
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the more they know about each other, the more
they will understand the other’s needs and
problems. An environment of trust must be
created. But if this new direction is not taken,
then the usual “‘us versus them™ attitude will
prevail, with the result being similar to the
strained relationship that appears to exist
between the SBP and other financial
institutions in Pakistan.

It is important for HFCs to recognize that the
Government of Pakistan is in the process of
modifying and refining its fiscal and monctary
policies. These changes are due in large part to
a need to reform its financial house to fulfill
commitments to the IMF and the World Bank
as well as a recognition that the government
deficit has to be restrained.

As a result, the old system of financial
advances, subsidies, guarantees and outright
favors are being curtailed, and in some cases,
eliminated. This means essentially that the
HFCs will not be the beneficiaries of the same
kind of treatment that other financial
institutions had when they initiated operations.
This does not mean that the HFCs are being
treated unfairly; it is just that the rules have
changed. The HFCs must recognize and accept
this fact.

The SBP has made a commitment to the HFCs;
itis activating a Housing Refinance Facility,
and making Rs. 450 million available to

The HFCs must continue to
make loans, thereby gaining
access to the housing
refinance facility. They must
also try new ways to mobilize
resources, using those
mechanisms now permitted
under the existing regulations.

refinance morigage loans. The HFCs must
continue to make loans, thereby gaining access
to this Facility, and try new ways to mobilize
resources, using those mechanisms now
permitted under the existing regulations.

For its part, the SBP must cooperate with the
HFCs in their search for ways to mobilize new
resources, and it must seriously consider the
creation of some incentives to promote the
housing finance sector. If the HFCs are
successful over the next few months or years,
and the new cooperative relationship between
the two groups succeeds, there is no doubt that
the SBP will throw its weight behind the
efforts of the HFCs to generate more housing
finance activity in Pakistan.

Immediate Actions

Throughout this paper, many suggestions and
recommendations have been made about what
the housing finance companies and the
Government of Pakistan should do to ensure
the success of the housing finance system.
Following is a summary of recommended
actions and designated responsibilities to
achieve those actions.

The initial step requires the State Bank to
activate physically the Housing Refinance
Facility, based on the reccommendations in this

paper. The SBP must formally issue the rules
and regulations for the HFCs to gain access to
this Facility and set up an operational structure.

At the same time, the Ministry of Finance must
enter the US capital market to borrow the
Housing Guaranty funds. The State Bank
should aim for this Facility to open no later
than July 1, 1994,

Concurrently, the State Bank should consider
the question of the HFCs being authorized to
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accept foreign currency accounts, and if
approved, issue a circular to this effect, again
no later than July 1, 1994,

These two actions by the State Bank will give a
real as well as a psychological boost to the
housing finance secior. It will show that the
Government supports the sector, and just as
importantly, it will not result in any cost to the
Government. In fact it will be a benefit to the
Government insofar as it will allow the
Government to ap a very inexpensive source
of foreign currency, the Housing Guaranty
Loan funds. In addition, this action will
encourage the other groups to carry on with the
necessary steps to obtain their licenses to do
business as housing finance companies.

The State Bank, along with the Ministry of
Finance, should also begin to consider the use
of tax incentives, along the lines suggested in
this report, to support the housing finance
system.

While the State Bank goes ahead with its plans
to open the HRF, the HFCs should continue
with their efforts to mobilize financial

resources utilizing those avenues now open tc
them.

Either individually or jointly, they should
explore the prospect of designing and utilizing
some sort of savings linked scheme to mobilize
resources. This would demonstrate to the State
Bank that the HFCs are very serious about the
need to mobilize domestic savings and that the
HFCs are fully aware of their responsibilities
in this matter. These schemes would include
both the use of foreign currency accounts = .d
rupee based accounts to mobilize savings. 7he
HFCs should commit themselves to devisin,, at
least one comprehensive savings linked
scheme by July 1, 1994, At the same time, one
or more HFCs will begin to issue Certificates
of Investment.

The actions listed above are not one-sided.
Both key players in the housing finance
sector—the State Bank of Pakistan and the
housing finance companies—are being asked
to take steps to support the system. If each
party agrees to take actions along these
suggested lines, then the Housing Finance
System is off to an excellent start.

The most important action to be taken next is for the State
Bank, The Ministry of Finance, and the Housing Finance
Companies to create a sound working environment that
promotes financial integrity and enhances resource
mobilization for the housing sector.
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EQUITY ONLY

Intorest Income Ops
Fee income (1)
Investment Income (2)

Total Income
Personnel Expanse (3)
Other Oper. Expense (4)
Interest Expense

Total Expense
Net income Bejore Tax
Allowance, for Income Tax (S)
MNet Profit After Tax (NPAT)
Allow. Loan Losses (6)
Net After Allowances (NPAA)

NPAA/NET EQUITY
OPERATING EXPENSE/TOTAL ASSETS

FUNDS FLOW STATEMENT
SOURCES OF FUNDS

NPAT
Add Back Allow.Loan losses
Repayment of Principal
Capital Contribution
REFINANCE FACILITY
Savings Deposits/COls
Foreign Currency Deposits
Long Term Foreign Loans
RE-FINANCE FACILITY
Reduction in Working Capital
Total Sources
USES OF FUNDS
Loan Disbursements
Fixed Assets
Total Uses

BALANCE SHEET
ASSETS
Cash
Short Term Investments
Housing Loans 0/S
Housing Loans RFF/SBP
Residual Interest
Fixed Assets

Total Assets
LIABILITIES
Accounts Payable
REFINANCE FACILITY
Savings Deposits/COls
Foreign Currency Deposits
Long Term Foreign Loans
Allowance for Loan Losses
Capital
Free Reserves

Net Equity

Total Liabilities

Debt:Equity Ratio

Notes:

(1) Fee incoma is estimated at 1.5% of the value of new loan originations.

HEC-PLANNING MOODEL,
Yoor 2 Yoor 3

5,368 16,874 28,074 38,888
882 882 882 882
5,241 5,946 4,972 8,215
11,481 23,702 33,928 45,986
12,000 13,800 15,870 18,251
3,600 4,140 4,781 6,475
(o] (o] 0 (o]
16,800 17,940 20,631 23,728
{4,119) 5,762 13,297 22,260
(o] (893} (4,787) {8,013)
{4,119) 4,869 8,510 14,246
(1,176} {1,176) (1,176) (1,176)
(5,295) 3,693 7,334 13,070
-4.6% 2.0% 3.9% 5.0%
13.3% 9.8% 10.7% 8.8%
Year 1 Year 2 Yeoar 3 Year 4
{4,119) 4,869 8,510 14,246
1,176 1,176 1,178 1,176
581 2,024 3,784 5,929
120,000 60,000 [o] 60,000
(o] 0 [o] 0

(o] (o] 0 (o}

(o] (o] (o] (o]

(o] 0 0 0

(o] (o] o] 0
{58,839) (9,269) 45,330 (22,551)
58,800 58,800 58,800 58,800
58,800 58,800 658,800 58,800
10,000 ) 0 ¢
58,800 58,800 58,800 58,800
Year 1 Year 2 Year 3 Year 4
3,466 2,040 2,291 3,073
45,372 56,068 10,487 32,256
58,219 114,994 170,011 222,882
o] (o] o] 0

o} o] [o] 0
10,000 10,000 10,000 10,000
117,057 183,102 192,788 268,211
(o} 0 [o] 0

4] [o] (o] 0

(o} 0 0 0

(o] (o] (o] 0

(o] o] [o] 0

1,176 2,352 3,628 4,704
120,000 180,000 180,000 240,000
(4,119) 750 9,260 23,507
115,881 180,750 189,260 263,507
117,057 183,102 192,788 268,211
(o} 0 [o] o

Year 5
3,376
(1,104)
273,136

10,000
285,409

=N eleleNal

5,880
240,000
39,529
279,529
285,409

0

(2) Excess cash is invested in short term instruments at an assumed rate of 16% p.a. (see Schedule of Investment Inco

(3) Personnel Expense is estimated at Rs1.0 million per month, increasing by 15% annually.
(4) Other expenses are estimated at 30% of Personnel expense.

(S) See Schedule of Income Tax Calculations below.
(6) Allowance of loan losses is estimated at 2% of new loan originations.
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UTILIZING BEFINANCE FACILITY.
Borrowing Limit: Re?76,000,000

INCOME STATEMENT
fnterost Inoome Ops
Fee Income (1)
Investment Income (2)

Total Income
Porsonnel Exponse (3)
Other Opeor. Expenseo (4)
Interest Expense

Total Expense
Net Income Bofore Tax
Allowance for Income Tax (5)
Not Profit After Tax (NPAT)
Allow. Loan Losses (6)
Net After Allowances (NPAA)

NPAA/NET EQUITY

OPERATING EXPENSE/TOTAL ASSETS

FUNDS FLOW STATEMENT
SOURCES OF FLINDS
NPAT
Add Back Allow.Loan losses
Repayment of Principal
Capital Contribution
REFINANCE FACILITY
Savings Deposits/COls
Foreign Deposits
Foreign Loans
Reduction in Working Capital
Total Sources
USES OF FUNDS
Loan Disbursements
RFF-Debt Service Principal
Fixed Asseots
Total Uses

BALANCE SHEET
ASSETS
Cash
Short Term Investments
Housing Loans O/S
RFF - 80%
RFF - 20%
Fixed Assets

Total Assets
LIABILITIES
Accounts Payable
REFINANCE FACILITY
Savings Deposits/COls
Foreign Deposits
Foreign Loans
Allowance for Loan Losses
Capital
Free Reserves

Net Equity

Total Liabilities

Debt:Equity Ratio
Notes:

HFC-PLANNING MODEL

RUN# 2

(1) Fee incomae is estimated at 1.5% of the value of new loan originations.

(2) Excess cash is invested in short term instruments at an assumed rate of 16% p.a.
(3) Personnel Expense is estimated at Rs1.0 million/month, increasing by 15% annually.
(4) Other expenses are estimated at 30% of Personnel expense,

(5) See Schedule of iIncome Tax Calculations below.

Yoar 1 Yoar 2 Yonr 3 Yoar 4 Yoar S
5,368 16,874 28,074 38,888 49,231
882 882 882 882 882
5,241 6,726 6,681 5,968 11,574
11,481 24,482 35,637 45,738 81,687
12,000 13,800 15,870 18,251 20,988
3,600 4,140 4,761 5,475 6,298
2,245 8,837 8,589 8,316

15,600 20,185 29,468 32,315 35,801
{4,119) 4,297 6,169 13,423 26,086
(238) (2,221) (4,832) (9,391)

(4,119) 4,061 3,948 8,591 16,695
(1,176) {1.176) (1,176) (1,176) (1,1786)
{5,295} 2,885 2,772 7.415 16,519
:4.6% 2.4% 2.2% 3.8% 5.8%
13.3% 9.1% 10.3% 8.9% 7.9%
Year 1 Year 2 Year 3 Year 4 Year 5
4,119) 4,061 3,948 8,591 16,695
1,176 1,176 1,176 1,176 1,176
581 2,024 3,784 5,929 8,545
120,000 0 (o] 60,000 60,000
75,000 o] 0 0

0 (o] 0 0

(o] 0 0 (o}

(o] o 0 0

(58,839) (23,016) 51,802 (14,774) {25,264)
58,800 59,245 60,709 60,922 61,152
58,800 58,800 58,800 58,800 58,800
445 1,909 2,122 2,352

58,800 59,245 60,709 60,922 61,152
Year 1 Year 2 Year 3 Year 4 Year 5
3,466 1,699 1,891 2,621 3,432
45,372 70,156 18,162 32,206 56,659
58,219 21,827 79,314 134,904 188,158
74,534 72,558 70,382 67,982

18,634 18,139 17,595 16,996

10,000 10,000 10,000 10,000 10,000
117,057 196,849 200,064 267,708 343,227
74,555 72,646 70,524 68,171

1,176 2,352 3,528 4,704 5,880
120,000 120,000 120,000 180,000 240,000
(4,119) (58) 3,890 12,481 29,176
115,881 119,942 123,890 192,481 269,176
117,057 196,849 200,064 267,708 343,227
(o} 0.64 0.61 0.39 0.28
05/19/94

{6) Allowance of loan losses is estimated at 2% of new loan originations,
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SAVINGS DEPOSITS 10,000 Por Month
BEFINANGE FACILITY; 76,000 Limit

Interest Income Ops
Fee Income (1)
Investment Income (2)

Total Income
Pergonnel Expense (3)
Other Oper, Expense (4)
Interest Expense

Total Expense
Net Income Before Tax
Allowance for Income Tax (5)
Net Profit After Tax (NPAT)
Allow. Loan Losses (6)
Net After Allowances (NPAA)

NPAA/NET EQUITY
OPERATING EXPENSE/TOTAL ASSETS

FUNDS FLOW STATEMENT
SOURCES OF FUNDS

NPAT
Add Back Allow.Loan losses
Repayment of Principal
Capital Contribution
REFINANCE FACILITY
Savings Deposits/COls
Foreign Deposits
Foreign Loans
Reduction in Working Capital
Total Sources
USES OF FUNDS
Loan Disbursements
RFF-Debt Service Principal
Fixed Assets
Total Uses

BALANCE SHEET
ASSETS
Cash
Short Term Investments
Housing Loans 0/S
RFF - 80%
RFF - 20%
Fixed Assets

Total Assets
LIABILITIES
Accounts Payable
REFINANCE FACILITY
Savings Deposits/COls
Foreign Deposits
Foreign Loans
Allowance for Loan Losses
Capital
Free Resarves

Net Equity

Total Liabilities

Debt:Equity Ratio
Notes:

{1) Fee income is estimated at 1.5% of the value of new loan originations.

{2) Excess cash is invested in short term instruments at an assumed rate of 16% p.a.

(3) Personnel Expense is estimated at Rs1.0 million/month, increasing by 15% annually.
{4) Other expenses are estimated at 30% of Personnel expense.

(S) See Schedule of Income Tax Calculations below.

HEC-PLANNING MODEL RUN#3
Year 1 Yeor 2 Yoor 3 Yoor 4 Yoar 6
16,309 48,213 80,212 111,108 140,859
2,520 2,520 2,520 2,620 2,520
6,820 11,491 16,908 13,293 12,357
24,449 62,224 98,638 126,921 155,537
12,000 13,800 16,870 18,261 20,988
3,800 4,140 4,761 65,476 68,296
8,800 23,800 54,671 73,601 91,724
24,400 41,540 75,202 97,227 119,008
49 20,684 23,436 29,694 36,628
(348) (8,087) {8,437) {10,690) (13,150}
(2986) 12,617 14,999 19,004 23,378
(3,360) {3,360} (3,360) (3,380) (3,360)
{3,656) 9,257 11,639 15,844 20,018
-3.1% 7.0% 7.9% 9.4% 10.6%
8.4% 4.0% 3.5% 3.2% 3.1%
Year 1 Year 2 Year 3 Year 4 Year 5
{296) 12,617 14,999 19004 23,378
3,360 3,360 3,360 3,360 3,360
1,661 5,783 10,810 16,940 24,415
120,000 o] 0 (o] 0
(o] 75,000 (o} [¢] 0
120,000 120,000 120,000 120,000 120,000
(] 0 0 0 0
0 o o] [o] 0
(80,924) (48,316) 20,740 10,817 (801)
163,800 168,445 169,909 170,122 170,352
153,800 168,000 168,000 168,000 168,000
o] 445 1,909 2,122 2,352
10,000 (o} 0 (o] 0
163,800 168,445 169,909 170,122 170,352
Year 1 Year 2 Year 3 Year 4 Year 5
4,042 3,560 3,881 4,783 6,234
62,683 111,480 90,419 78,700 78,050
166,339 235,388 395,048 548,828 695,412
o] 74,534 72,558 70,382 67,982
(o} 18,634 18,139 17,595 16,996
10,000 10,000 10,000 10,000 10,000
243,064 453,596 590,046 730,288 874,674
o] 74,555 72,646 70,524 68,171
120,000 240,000 360,000 480,000 600,000
0 0 (o} 0 (o]
0 0 0 0 0
3,360 6,720 10,080 13,440 16,800
120,000 120,000 120,000 120,000 120,000
{296) 12,321 27,320 46,324 69,703
119,704 132,321 147,320 166,324 189,703
243,064 453,596 590,046 730,288 874,674
1.0 2.4 2.9 3.3 3.5
19-May-94

{6) Allowance of loan losses is estimated at 2% of new loan originations.
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Comparison of Housing Finance
Systems

The purpose of comparing housing finance
systems in other countries was to determine
what, if any, experiences would be applicable
to Pakistan. Systems in five developed
countries—UK, France, Germany, Denmark
and the US—were reviewed, along with those
in two developing—India and Indonesia. The
situation in Pakistan was also included to give
perspective to the other country situations.
Seven different indicators, as described below,
were compared in each country where that
information was available. A country
comparison chart appears at the end of this
section.

Homeowner Mortgage Debt as a Percentage
of GDP: This ratio generally gives a good
indication of the depth of the housing finance
market. A high ratio as is found in the
developed countries means that the housing
finance sector is well-developed and that
mortgage loans are readily available to the
majority of the population. A low ratio
indicates the reverse. Not surprisingly, the five
developed countries have high ratios, with the
US the highest at 47 percent, while the two
developing countries, plus Pakistan, have low
ratios, generally in the single digit range.

Existence and Role of an Apex Bank: This
indicator was included to ascertain whether the
concept of an apex housing bank was a
common feature. The information, both in the
chart as well as clsewhere, indicates that an

apex bank, meaning a centralized secondary
housing finance institution with multiple
regulatory and financing roles, is not common.
None of the developed countries have apex
banks, while only India has such an institution,
and in this case, the jury is still out as to
whether it is successful.

On the other hand, national housing banks
providing dircct loans, usually to low-income
borrowers, are quite common throughout the
world, although they are not universally
successful. Successful housing banks that serve
low-income families with targeted loans, while
at the same time being market driven, do exist
in countries such as Thailand, Korea, Jordan
and several other countries. More common are
cases where the national housing banks are
highly politicized, money losers, und
unfocused in their lending policies.

Sources of Mortgage Lending: This indicator
shows that there are essentially two

institutional sources of mortgage lending—
specialized mortgage credit institutions and
deposit institutions, including commercial
banks. The information available does not
indicate which source is the better, since all the
developed countries have successful housing
finance systems that utilize these two major
sources in different percentages.

Once trend which is not shown on the chart is
the increasing use of mortgage credit
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institutions because of a need to hedge against
changes in the cost of funds for mortgage
lending. In developing countries, external loans
arc a third source, and in fact, both Indonesia
and India have had access to World Bank,
ADB and USAID Housing Guaranty loans. In
addition, developing countries also make use
of dircct government advances for housing.
Other studies have indicated that the greater
the reliance on use of government grants and
external loans as a source of mortgage lending,
the more likely the housing stock in that
particular country is in a poor condition.

Funding Instruments: Deposits by individual
savers are still the major method of mobilizing
resources for on-lending for housing purposes.
This is truer in developed countries than in
developing countrics, because in the latter,
government financial assistance plays a larger
role. The use of capital markets to mobilize
housing funds is increasing throughout the
world, and even in developing countries,
collateralized and non-collateralized debt is
becoming more widely used.

Techniques such as savings linked loan
programs have also been shown to be a major
resource in a few countries, and is probably
worth more consideration that it has been given
in other countries. The greater the development
of the capital market, the higher the use of
specialized secondary market instruments such
as mortgage backed securities.

Tenure and Type of Mortgage Loans: The
trend is for longer and longer tenure loans,
although the maximum tenure scems to have
leveled off at 30 years. Fixed rate loans
continue to be the most common type of loan,
although the longer the tenure, the higher the
interest rate. Adjustable rate and reviewable
loans have become more common in recent
years in the developed countries as lenders
have tried to protect themselves against rises in
their cost of funds. In turn, this has led to the
increase in the use of specialized credit
institutions as a major source of mortgage
lending and the capital markets as a more
likely way of mobilizing resources (see above),

In develeping countries, tenure is generally
shorter than in developed countries, while the

use of fixed rate loans is more common.
Inflation, which is more of a probleni in
developing countries, clearly s a factor here,
The longer tenure in developed countries
reflects the higher degree of sophistication and
market depth.

Role of Government in Regulatory/Control
Aspects: At one extreme is the limited role of
the government as expressed in the
development and enforcement of Prudential
Regulations as is the case in the UK. At the
other extreme is an all-encompassing role of
government where the government requires the
lending institutions to scek permission to
initiate any new housing finance activity or
program. But even in the developed countries
the role of most govemments is more active in
controlling and regulating the housing finance
market than in the UK.

Arcas where government is commonly
involved include deposit and mortgage
insurance, as in the US; some financial
institution ownership, as in Germany and
France; setting of mortgage contract terms, as
in Denmark. In nearly all developing countries,
government is much more heavy handed in its
regulatory and control requirements, although
enforcement of these regulations tends to be
either lax, selective, or politically motivated.

Setting of Lending Rates: In developed
countries, it can be said that the market sets the
lending rates, while in developing countrics,
the government sets those rates. However, in
the developed countries, the market is
influenced, as it should be, by the amount of
down payment the borrower lays out and by his
credit rating. Insurance programs that cover
some of the risk also influence lending rates in
some developed countries. The fact is that the
more market oricnted countries, which also
tend to be the developed countries, let the free
market hold sway.

As a developing country, Pakistan has a long
way to travel before it reaches the point where
itis providing housing finance to the masses.
With less than two percent of GDP in
homeowner mortgage debt, it is an
unnderstatement to say that the housing market
lacks depth.
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NA

renewable

Country Homeowner | Existence and Role Funding Instruments | Tenure & Type of Role of Government in Setting of Lending
Mortgage of an Apex Bank Mortgage Lending {in order of Mortgage Loans regulatory/control Rates :
Debt as a % importance) aspects '
of GDP
us 47% (1991} | Does not exist Deposit Inst: 30% Mortgage-backed 30 year fixed and Govt. deposit insurance, | Market pricing for up to |
Com. Banks: 30% securities; Deposits; | adjustable rates support for secondary 80% LTV; Govt & j
Mortgage Credit Inst: Collateralized debt market agencies, private insurance !
35% mortgage insurance programs set price ]
Other:5% above 80% 1
UK NA Does not exist Deposit Inst: 94% Deposits; 25 year reviewable Prudential regulation Market pricing up to %
Other: 6% Uncollateralized rate 80% LTV; insurance i
debt; premium sets price over i
Mort. backed 80% + loans
securities |
Germany | 33% {1990) | Does not exist Deposit Inst: 55% Deposits; 10-30 year fixed and Control over terms and Rate based on barrower l
Mortgage Credit Inst: Mortgage bonds; 25-30 reviewable rate | inst. use of bonds & credit risk and LTV ratio f
22% Contract savings; contract savings, limits
Contract Inst: 13% Uncollateralized debt on insurer investments,
Other:10% subsidized contract
savings, state-owned
savings banks
France 35% (1990} | Does not exist Deposit Inst: 85% Contract Savings; 15 vyear fixed rate Subsidized contract Rate based on borrower
Banks: 10% Deposits; savings, deposit rate credit risk and LTV ratio ||
Other: 5% Collateralized debt regulation, state
ownership of some banks
Denmark |} 44% (1990) | Does not exist Mortgage Credit Inst: Mortgage Bonds, 20-30 year fixed rate | Control over Credit inst. | Rate based on borrower
80% Deposits entry, mort. contract credit and LTV ratio
Deposit Inst: 12% terms, insurance/pension
Other: 8% investments
India <5% Exists to promoate, | Deposit Inst: NA Deposits, 7-30 year fixed rate, Deposit and lending rate | Rate based on borrower
regulate and Gov’t Housing Institute: | Term Loans, reviewable feguiation, Loan ceilings, | income assessment,
provide liquidity to | NA Uncoliateralized LTV requlation. giving an average LTV
the sector. debt, External Loans of 55%
Indonesia | < 5% Does not exist Govt. owned Credit Inst: | Govt. Loans, 20 yr fixed (govt Inst.), | No private HFCs NA
95% Deposits, External 10-15 yr {Com. Banks)
Others: 5% Loans
Pakistan 2% Does not exist Govt. Credit Institution: | Govt. Loans, 10-14 yr fixed, 3 yr Prudential Regulation 60% JJ

¢l

NA-Not Available
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The Impact of Inflation on Housing
Finance

The transition from state-control to a
market-oriented economy has almost always
been accompanied by high rates of inflation.
Pakistan appears to be no exception to this rule
as evidenced by the large number of deficitary
public enterprises and the high share of
financial market borrowing of the Government.
Inflation rates in excess of ten percent per
annum are reflected immediately in the market
cost of money and lenders are reluctant to
commit funds much beyond one to three years.
Commercial bank lending becomes extremely
profitable as low cost sight deposit funds are
lent at rates of 20 percent and higher.

In this environment, the mortgage markets arc
among the first to suffer, as evidenced by
numerous examples throughout the world
cconomy. In the United States, high inflation
and high interest rates from 1978 to 1986
brought about a complete transformation of the
highly developed mortgage markets. The
Savings and Loan institutions (thrifts), which
dominated the funding of residential
mortgages, were constrained by regulation and
given tax incentives to invest almost
exclusively in fixed-rate, level-payment
mortgages funded by insured depositors.

As so-called “low cost™ funds dried up in the
face of inflation in excess of ten percent and
interest rates approaching 20 percent, the
availability of fixed-rate savings deposits dried
up. Depositors withdrew their money from the

thrifts in favor of money market mutual funds
and other high interest bearing short term
investments. Deregulation of the mortgage
markets increased competition from the
commercial banks and specialty mortgage
lenders. Thrifts tried to adapt to the new
market conditions by buying increasingly
expensive short-term money (through
Certificates of Deposit) and directed their
lending activities into high risk short term real
estate development schemes. The result was
widespread failure and a drain on the
Govermment-sponsored insurance fund which
was itself bankrupt.

Despite this spectacular turn of events which
received widespread publicity, the resilience of
the U.S. cconomy was such that the mortgage
markets emerged strengthened, if anything,
from the experience. The markets adapted to
the high nominal cost of money via a shift to
Adjustable Rate Mortgages and development
of a major secondary market for mortgage-
backed securities sold in the capital markets.

Today the U.S. residential mortgage market is
divided about equally between the three major
types of institutions: the thrifts who survived
the crisis of the 1980s, the commercial banks
who entered the market in a big way, and the
specialty mortgage originating institutions. All
three types of financial institutions rely heavily
on the ability of the capital market to absorb
huge amounts of mortgage-backed securities
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through the intermediation of three
government-sponsored secondary market
institutions, FNMA (Fanny Mac), FI11L.MC
(Freddie Mac), and GNMA (Ginny Mag).
I'anny Mace, created by the Govermnment during
the depression of the 1930, was wholly
privatized in 1968, and is by far the largest
factor in the secondary market. It buys the
mortgages of some 2700 participating
institutions and in March 1994 had days when
it was originating up to U$$20.0 billion in new
securities. This amount is equivalent to the
current annual lending rate of the World Bank.

Developing economies have generally had less
success in coping with inflation. The first
casualty of high inflation and concomitant high
interest rates is usually the long-term mortgage
market. The breakdown of the long-term, fixed
nominal rate mortgage contract in the face of
inflation and the difficulty of replacing it with
other contractual forms has led to the virtual
disappearance of private, unsubsidized
mortgage lending in many developing
countries.

Economists have long studied this
phenomenon and discovered a rather simple
explanation, which resides in the nature of the
annuity payment contract. The higher the
nominal rate of interest, the higher is the
proportion of interest in the early year
payments. This results in initial payments
which are not affordable to the vast majority of
the population and is described as the annuity
i1t which, although in large part artificial, is
nonetheless real. The effect is that contracts are
distorted and therefore inequitable; borrowers
cannot afford the payments in the early years
when they pay too much interest; lenders are
penalized in later years when the interest
portion of the equalized payment is too low.
The result is that few contracts clear the market
at these high nominal rates. The experience of
the HFCs in Pakistan tends to confirm the
“tilt” at work. Both operating companies
lending at nominal rates of 20 percent per
annum report that only a small percentage of
potential borrowers can afford these rates.

One solution to the problem of inequitable
contracts created by inflationary distortion is
provided by the Dual Indexed Mortgage

A AN ARV ANAAAMAMMAAAY

(DIM), which has been successtully
implemented in Mexico in recent years and is
being introduced in Hungary and other former
socialist cconomies,

In the Dual Indexed Mortgage, the principal
balance outstanding is adjusted annually to an
agreed Index, say the CPL. Payments of the
borrower, in turn, are pegged to a percentage of
annual income, say 30 percent maximum. As
the borrowers wages or other income rises over
time (largely inflation adjusted) so do nominal
monthly payments. The fundamental equity of
this kind of contract was perceived by the
financial institutions and the general public in
Mexico, and is now the generally accepted
mortgage instrument in that cconomy.

An example of a DIM was calculated and
compared to the typical 12 year, 20 percent
annuity offered in Pakistan. Worthy of note is
the fact that the DIM carries about a three
percent annual cushion, the amount by which
the wage index might lag behind the CPI or
other index applied to the principal payments.
The effect of a mismatch in indexing may
result in payments extending beyond the
nominal 12 year period. The risk of loss is so
small, however, in terms of the Present Value
of money, that in Mexico the financial
institutions are willing to cap a contract and
absorb any eventual residual loss. In Mexico
the terms are typically a nominal 15 year
mortgage with payments capped at the end of
20 years.

'In Pakistan the impact on affordability of a

DIM such as illustrated in the example is
dramatic. Initial monthly payments are about
half on the same amount of borrowing. Even
with a lag in payments of about three percent
per annum, which is extremely unlikely in a
growing economy over the long term, the
contract could be capped after a 15 year period
with a residual amount of only Rs. 518 (to be
written off) on an original loan of Rs. 1,000,00

It should be pointed out that indexation of
loans is not permitted in Pakistan today. The
purpose of this example is to show how one
type of indexed mortgage could function in
Pakistan in the event circumstances permitted
this type of mortgage.

SRMP Page 78



