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I. PROJECT DESCRIPTION 

A. Rationale 

1. At the time of project preparation, there was a serious shortage of housing in urban 
centers in Viet Nam. Housing conditions deteriorated due to rapid population growth and rural– 
urban migration. The urban population was increasing at a rate of 3.8% per annum in the 
previous decade prior to 2002. Almost 40% of households in urban areas occupied usable 
housing space of less than 36 square meters (m2) each, with 16% of households occupying 
less than 24 m2

. The problem particularly affected urban low-income and poor households 
(ULIPHs), which did not have sufficient access to affordable housing finance. Also, financial 
institutions were unable to provide long-term housing finance due to lack of access to long-
term funds. 

B. Expected Impact  

2. The expected impact of the project was improved quality of life for ULIPHs through 
improvements in housing.1 The performance targets were better housing conditions aimed at 

                                                 
1  ADB. 2002. Report and Recommendation of the President to the Board of Directors: Proposed Loan to the Socialist 

Republic of Viet Nam for the Housing Finance Project. Manila. 
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improving health and incomes for ULIPHs and higher employment in construction and related 
sectors. 

C. Objectives or Expected Outcome  

3. The project’s targeted outcome was the establishment of a sustainable housing finance 
market in Viet Nam that would be accessible to ULIPHs. An outcome indicator was the 
establishment of a housing finance facility (HFF) within the State Bank of Viet Nam (SBV), 
which was envisaged to become the apex institution for the housing finance sector in the 
country and an independent mortgage refinance agency (MRA) later on. Another outcome 
indicator was the provision of approximately 27,500 housing finance loans disbursed through 
qualified participating financial institutions (PFIs), to benefit over 137,000 people living in urban 
areas. 

D. Outputs 

4. The project was envisaged to deliver four key outputs. The first planned output is the 
establishment of HFF to refinance housing loans, monitor project funds, establish procedures 
and documentation, and act as a think-tank in developing the housing finance sector. The 
second output was aimed at refinancing, through HFF to PFIs, housing loans for ULIPHs. The 
third output was designed to establish linkages among community-based financial institutions 
(CFIs), nongovernment organizations, and people’s committees. The fourth planned output was 
intended to facilitate the access of urban poor households to small loans so they could 
undertake own–build and house improvements and to spur capacity building and institutional 
strengthening through HFF. The latter was expected to result in (i) effective project 
management systems in PFIs, (ii) the formulation of a policy document for housing finance 
orientation, and (iii) improvements in legislation on mortgages and valuation. 

E. Provision of Inputs  

5. At appraisal, the Asian Development Bank (ADB) was to provide a loan of $30 million 
equivalent or 58% of envisaged total project cost of $51.8 million equivalent. This was to finance 
the entire foreign exchange cost of $8.5 million and 49.7% of the local currency cost (or about 
$21.5 million equivalent). The balance was to be shouldered by the PFIs (12.3%), by the 
government (1.0%), and by the beneficiary households from their own resources (28.8%). 
However, the project completion report (PCR)2 indicated that the original assumptions—for both 
ADB contribution and the counterpart funding—did not match the actual costs due to cost 
increases in the realty sector since 2002. This situation was compounded by the cost escalation 
during the implementation period. As a result, the end borrowers’ share of the project cost was 
higher than the original estimates. 
 
6. The PCR also indicated that subborrowers were required to contribute to ensure that 
they had significant equity for their housing projects. This resulted in reduced numbers of both 
subloans and beneficiaries being funded under component A. There was no related advisory 
technical assistance under the project. The utilization of ADB funding under component A 
exceeded estimates by about 11%, while under component B, only 40% of the original 
allocation was utilized and only 76% for component C (PCR, Table 1). 
 

                                                 
2  ADB. 2013. Completion Report: Housing Finance Project in Viet Nam. Manila. 



3 
 

7. Some 38 person-months of international and 26 person-months of domestic consulting 
services were contracted to provide technical support under component C. However, there 
was a delay of over a year since loan effectiveness in recruiting and mobilizing consultants 
due to the time required for the executing agency to comply with local procedure for recruiting 
consultants and to obtain ADB endorsement. Due to unutilized consulting services, this 
translated to just $397,073 utilized funding. The planned tasks to support the project 
performance monitoring system (PPMS) and the PCR could not be undertaken, including the 
setting up of the housing finance database. The consultants ceased to work in September 
2006, as relations became strained between the executing agency and the consultants. The 
PCR noted that the performance of the consultants was, otherwise, satisfactory. Continuation 
of the consulting service beyond 2006 could have benefited the HFF and the International 
Credit Project Management Unit (ICPMU) in gaining more capacity in operations, as the 
disbursements picked up from 2008 onwards. 
 
F. Implementation Arrangements  
 
8. The planned implementation arrangement was followed. The executing agency for the 
project was the SBV. A project steering committee was established to oversee overall project 
implementation. Two interministerial committees were also established to address policy and 
legal issues related to housing. The loan agreement also specified that the HFF was to be 
managed by a project director, a full-time project manager, and staffed with at least 15 full-time 
professional individuals, including the project director and project manager. At the time of the 
PCR preparation, both the HFF and the ICPMU of the SBV had a total staff of 38 personnel to 
carry out their overall functions, although there was no longer any unit dedicated exclusively to 
housing finance activities. Most of the accredited PFIs have a housing finance project 
implementation unit and separate accounts for project-related housing lending. On the whole, 
the formation of the project steering committee and the two interministerial committees helped 
establish the appropriate linkages among the government agencies to address issues on land 
titling and registration. The implementation arrangements for the project were assessed as 
adequate.  
 
9. During the PCR preparation, four of the eight policy and institutional action plans were 
considered fully complied with although with delay, one was considered ongoing, while the rest 
were not fully complied with. The four completed actions pertained to (i) developing a national 
housing policy document; (ii) improving the legal procedures for calling up defaulting mortgages 
and selling mortgaged land and houses; (iii) improving the valuation system of land and houses; 
and (iv) increasing the number of urban land use rights certificates (LURCs) that were issued, 
including improved registration procedures. 
 
10. No adverse environmental, governance, or fiduciary concerns were identified. 

II. EVALUATION OF PERFORMANCE AND RATINGS 

A. Relevance of Design and Formulation 

11. The PCR rated the project relevant. The project was in line with the government’s 
housing policy initiatives. The comprehensive poverty reduction and growth strategy approved 
by the government in May 2002 recognized the need for urban households to own their 
houses and for the government to pay greater attention to replacing dilapidated houses and 
unsafe slum housing in urban areas. It also noted the need to improve access to credit, in 
particular, of the poor and disadvantaged people. The project was also consistent with the 
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ADB country strategy and program for Viet Nam, which identified housing finance for low-
income households as one of the priority sectors for ADB interventions in the urban sector. 
 
12. The PCR further argued that the project’s design appeared consistent with worldwide 
experience that a broad, market-based system is the most effective vehicle for providing 
financial resources to low-income and poor households in urban areas. The project’s design 
was also premised on the approach that any housing solutions for lower-income segments at a 
national level could not be addressed by the central government and financial institutions 
alone.  
 

13. However, the PCR noted that the project design was a bit ambitious, especially the 
proposals to develop a secondary mortgage market and mortgage insurance fund, given that 
the housing industry was at its early stage of development. Some of the policy and institutional 
action plans proved difficult to accomplish within the project implementation period. Also, the 
project appraisal could have been made more flexible because, as designed, it delayed project 
disbursements and subsequently required amendments to the loan agreement. In particular, it 
could have allowed PFIs and the government to adjust loan terms in view of the volatile market 
environment and the general lack of capacity. 
 
14. This validation holds the same view as the PCR that the project remained relevant 
since it has paved the way for the development of the housing finance system. Also, the 
project is in a position to facilitate the development of a secondary mortgage market, given 
more progress in the policy and institutional action plans. On the whole, this validation rates 
the project relevant.  

B. Effectiveness in Achieving Project Outcome and Outputs 

15.  The PCR rated the project less effective in achieving the expected outcome and 
outputs. An HFF was established within the SBV but the setting up of the MRA was delayed. 
Also, the cost for housing had been increasing since 2002. As such, amendments were 
required in the loan agreement to raise the subborrower’s income eligibility limit and increase 
the maximum subloan size, among other things (PCR, Supplementary Appendix A). Thus, the 
project was able to finance fewer housing loans than originally envisaged. A total of 13,088 
housing loans were provided benefiting 45,213 people through 10 PFIs by August 2011, and 
15,307 housing loans were extended benefiting 52,776 people by June 2013.  
 
16. In terms of key outputs, the project helped in establishing common underwriting 
standards and due diligence among the PFIs. However, refinancing targets through HFF to 
PFIs fell far short of the targets. In particular, no subloans were extended to urban poor 
households so they could acquire new houses (PCR, Appendix 1). Thus, this validation rates 
the project less than effective, the same as the rating given by the PCR. 
 
C. Efficiency of Resource Use in Achieving Outcome and Outputs  
 
17. The PCR rated the project efficient given the fair level of accomplishments in outcome 
and outputs. However, it noted that outputs could have been better had the consultation 
support been more evenly phased out and available throughout the implementation period. 
 
18. The PCR indicated that the project’s completion date had to be extended three times 
due to the delay in project commencement, which resulted from delays in loan effectiveness. 
Delays in loan effectiveness were attributed to the late issuance of the directive to establish 
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the HFF and the delay in the financing agreement between the Ministry of Finance and the 
SBV. Difficulties were also encountered in accomplishing the envisaged outputs within the 
project period, thus contributing to further delays in project completion. In particular, the 
National Housing Finance Policy should have been completed and approved in 2005, but was 
approved only in July 2007. The implementation of the management information system (MIS) 
also experienced delays.  
 
19. The plan to establish and operationalize the MRA was not also realized since the 
requirements were not yet in place. Delays in recruiting and mobilizing consultants also 
hampered key project activities in achieving the target outputs and outcome (para. 7). Overall, 
the project was extended two times and the completion was delayed by 3 years from June 
2008 to August 2011. On these accounts, this validation rates the project less than efficient.   
 
D. Preliminary Assessment of Sustainability  
 
20. The PCR rated the project likely to be sustainable. It indicated that the establishment of 
a revolving fund at HFF for refinancing mortgage loans from PFIs should ensure the 
sustainability and reuse of the funds. However, it cautioned that serious consideration should 
be given to making the process more acceptable to the PFIs as only two participating 
commercial banks and one CFI have expressed interest to further use the line of credit. The 
PCR also noted that the willingness of PFIs to provide 20% and of CFIs to provide 10% of the 
total loan value and to standardize the housing loan underwriting procedures, practices, and 
documentation should also help ensure sustainability.  
 
21. This validation holds the same view as the PCR that a few policy actions were not fully 
accomplished. There are still pending policy and institutional actions that need to be 
strengthened, such as legal procedures for calling up defaulting mortgages, and selling 
mortgaged land and houses. This validation also notes that developing the primary mortgage 
market would require new legislation. Given the limited achievements in the project’s target 
outcome and outputs and that the necessary conditions to develop a primary mortgage market 
and other institutional measures have yet to be laid down, this validation rates the project less 
than likely to be sustainable. 

E. Impact  

22. The PCR did not rate the impact of the project. Nonetheless, it was evident that the 
project contributed to creating an environment more conducive to housing finance. The project 
was able to improve the quality of life of subloan beneficiaries through improved housing 
although the extent to which the envisaged higher employment in construction and related 
sectors could not be ascertained. There were no funds allotted for involuntary resettlement. 
The project had no impact on communities of indigenous people as well. In view of reduced 
outputs and performance of the project, this validation rates the project impact moderate.  

III. OTHER PERFORMANCE ASSESSMENTS 

A. Performance of the Borrower and Executing Agency 

23. The PCR rated the borrower’s part and executing agency’s role in program 
implementation less than satisfactory. The PCR noted that meetings were not regularly held and 
rarely were chaired by the deputy governor. The HFF, although established as a separate, 
dedicated unit within the SBV, is also involved in supporting other projects under the ICPMU. 
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Moreover, the project benefit and monitoring system, including the housing finance database, 
was not set up within the HFF. The role of the MIS had been very limited as it now only 
performs accounting functions. Reports on project performance were, however, regularly 
submitted to ADB. On the whole, this validation has a similar rating as that of the PCR. 

B. Performance of the Asian Development Bank  

24. The PCR rated the part of ADB in program implementation satisfactory. ADB undertook 
appropriate corrective measures to address issues in disbursement and in the participation of 
PFIs. ADB was responsive to the need for timely amendments in loan agreement that allowed 
greater flexibility in project implementation. It also conducted 16 review missions to address 
implementation issues. Considering the limited experience and low-level capacity of the 
executing agency and the government on housing finance, the resolution of project-specific 
issues would not have been possible without ADB support and close follow-up. This validation 
rates the performance of ADB satisfactory. 

IV. OVERALL ASSESSMENT, LESSONS, AND RECOMMENDATIONS 

A. Overall Assessment and Ratings 

25. The PCR rated the project successful. This validation rates the project less than 
successful in view of the downgrading in the efficiency rating. The project was consistent with 
ADB priorities and the government’s objectives. Project design was ambitious and the eligible 
household income level was amended several times to reflect the real estate market prices 
during implementation. Nonetheless, the project remained relevant since it has created an initial 
base for the development of the housing finance system. The project is rated less than effective. 
The housing finance facility was established but the setting up of the MRA was delayed. The 
project also financed fewer housing loans than originally targeted. The project could not extend 
to the urban poor any loan for acquiring new homes as planned during the project’s preparation 
stage. The project is less than efficient in view of significant delays in both loan effectiveness 
and mobilization of consultants, which affected various components of the project. On 
sustainability, the project is less than likely to be sustainable. The achievement of the project 
target outcome and outputs was limited and the prerequisites for developing a primary mortgage 
market have yet to be fully set in place. 

Overall Ratings 
 

Criteria PCR IED Review Reason for Disagreement  
and/or Comments 

Relevance Relevant Relevant  

Effectiveness in 
achieving outcome and 
outputs 

Less effective Less than 
effective 
 
 

 

Efficiency in achieving 
outcome and outputs 

Efficient Less than 
efficient 

Significant delays hampered the 
implementation of key project activities. 

Preliminary assessment 
of sustainability 

Likely to be 
sustainable 

Less than likely 
to be sustainable

Policy institutional measures have yet to 
be fully set in place. 

Overall Assessment Successful Less than 
successful 
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Borrower and executing 
agency 

Less than 
satisfactory 

Less than 
satisfactory 

 

Performance of ADB Satisfactory Satisfactory  
Impact Not rated  Moderate See para. 22. 
Quality of PCR  Satisfactory See para. 29. 

 
ADB = Asian Development Bank, IED = Independent Evaluation Department, PCR = project completion report. 
Note: From May 2012, IED views the PCR's rating terminology of "partly" or "less" as equivalent to "less than" and 
uses this terminology for its own rating categories to improve clarity. 

B. Lessons 

26. The PCR presented a few lessons related to better analyses on poverty and demand 
and supply for housing, improvements in the selection criteria, and more pro-poor loan 
procedures and flexibility in the loan size, term, and use. Most of these suggestions seem to 
be improvements in procedures during project preparation stage, rather than lessons. One 
lesson that can be highlighted is that improving the uptake of housing loans by the urban poor 
requires an adequate supply of housing units that suit their requirements, complemented by 
pro-poor loan procedures, such as fixed interest rates and flexible repayment terms. Another 
lesson is the need to properly phase consultancy support over the project’s implementation 
period in view of the weak institutional capacity. If interest rates are market-based and not 
subsidized, poor households may also need other forms of subsidy as a part of national social 
policy to make housing affordable to them. This validation has no other lessons to offer. 
 
C. Recommendations for Follow-Up  

 
27. The PCR recommended the need for ADB to further monitor the progress of the policy 
and institutional action plans. It also recommended coordination with the financial sector to 
explore options for introducing flexible instruments. This validation concurs with these PCR 
recommendations. An additional recommendation is for ADB to follow up on the PPMS, the 
housing database, and the MIS. 

V. OTHER CONSIDERATIONS AND FOLLOW-UP 

A. Monitoring and Evaluation Design, Implementation, and Utilization 

28. The project design called for the establishment of a project performance management. 
This was intended to monitor and evaluate the technical performance and social and economic 
benefits of the project, especially to the ULIPHs, and to ensure that anticipated benefits reach 
targeted beneficiaries. However, the establishment of a housing demand database for ULIPHs 
at the HFF did not occur as envisaged. Also, the intended PPMS within the HFF and the ICPMU 
were not implemented. Difficulties and delays in implementing an MIS contributed to these 
shortcomings. 

B. Comments on Project Completion Report Quality 

29. The PCR quality is rated satisfactory. The report is well-written, clear, candid, concise, 
and consistent with Project Administration Instructions 6.70A.3  It provided adequate evidence 
and analyses to substantiate its ratings, with the exception of the effectiveness and efficiency 

                                                 
3  ADB. 2009. Project Completion Report for Sovereign Operations. Project Administration Instructions. PAI 6.07A. 

Manila. 
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section. The PCR placed heavy weight on the nonachievement of the targeted number of low-
income households that should benefit from the housing loans. However, this was simply due to 
the setting of an unrealistic target, not taking into account the possible escalation of housing 
costs over time, and the difficulty of targeting poor households through purely commercial 
means. Efficiency, on the other hand, was based mainly on the fair amount of outcome and 
outputs produced without due regard for the time (delays encountered) and the consequent cost 
it had taken to produce them.   

30.  The PCR generally covered the relevant areas of the project and adequately 
discussed important areas of consideration and outstanding issues, going deep into the roots 
of the problem. It also considered compliance with safeguard issues. 

C.  Data Sources for Validation 
 
31. This validation relied mainly on the PCR; Report and Recommendation of the President; 
loan review mission reports; Country Strategy and Program, 2002–2004; and the government’s 
Comprehensive Poverty Reduction and Growth Strategy. 

D. Recommendation for Independent Evaluation Department Follow-Up 

32. It would be advisable to undertake a project performance evaluation report after the 
policy and institutional action plans have been fully or substantially accomplished. This would 
specifically look into the progress in (i) establishing the institutional and legal and/or regulatory 
framework, particularly on land valuation and registration (e.g., passage of a new land law and 
establishment of appraisal companies); (ii) consolidating and rationalizing the provisions on 
mortgages in the different existing laws and regulations, including foreclosure enforcement; and 
(iii) facilitating the issuance of LURCs where approximately 50% of the urban households 
should have LURCs. Gaps and deficiencies in the framework and the impact of the project on 
the housing market should be identified moving forward. 
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