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1. INTRODUCTION 

CAHF’s Rental Markets in Africa programme seeks to increase access to data and information on rental markets 

in Africa in order to promote their growth and development. CAHF research on rental markets is aimed at 

supporting the data needs of investors in rental housing, and works to set an agenda for further research and 

interventions, both in terms of the financing of affordable rental across Africa and in its multiple forms, and key 

policy interventions that would support its sustainable growth. 

As part of this work, CAHF is commissioning a study on Rental Markets in Tanzania. This research is expected 

to build upon initial research which explored the formulation of methodologies for quantifying and 

characterizing various aspects of rental housing markets in Africa. This initial study presented a high-level 

picture of Tanzania’s rental housing ecosystem as presented through available data, identifying potential data 

gaps that could enhance our understanding of this sector. These include macro-level indicators on 

demographics and demand, the regulatory environment, and the infrastructure of rental housing supply in the 

country.  

The study proposed here is expected to plug the data gaps identified in the prior study through updated and 

expanded research in key urban areas in the country. The study will present an in-depth picture of rental 

markets in urban Tanzania, including offering a comprehensive picture of demand, the regulatory, and supply 

ecosystems serving low and middle income residential rental markets.  

2. ABOUT THE CENTRE FOR AFFORDABLE HOUSING FINANCE IN AFRICA  

The Centre for Affordable Housing Finance in Africa (CAHF) has been operating as an independent think tank 

in South Africa since May 2014, pursuing its mission of making Africa’s housing finance markets work. CAHF’s 

work extends across the continent, and it is supported by and collaborates with a range of funders and partners. 

CAHF brings information to the marketplace to enable stakeholders in the public and private sector to make 

policy and investment decisions in favour of improved access to affordable housing. Our emphasis is on the role 

that finance plays in realising this, and we champion market intelligence—data, market analytics and 

research—to stimulate investor interest and to support better policy. CAHF’s work covers four main themes (1) 

understanding housing markets, (2) monitoring housing sector performance, (3) exploring innovation in 

housing finance, and (4) supporting housing finance market development. As part of this approach, CAHF 

regularly undertakes and commissions research; develops market intelligence on country and regional housing 

markets; hosts forums, strategy discussions, and workshops; and participates in local and international 

conferences and debates on housing finance. 

All of CAHF’s work is directed at shifting investor interest towards the much larger market of the emerging 

middle class in urban areas across Africa, and using this to champion both improved housing conditions and 

economic growth, while also addressing inequality with the asset potential that housing offers. This study will 

therefore also identify gaps for investment opportunity, as well as spaces for advocacy and market support.  

  

http://housingfinanceafrica.org/projects/rental-housing-in-africa/
http://housingfinanceafrica.org/documents/quantifying-residential-rental-markets-in-africa-methodology-report/
http://housingfinanceafrica.org/documents/understanding-quantifying-rental-markets-in-africa-tanzania/
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3. PROJECT BACKGROUND 

3.1. CAHF’s Rental Market Framework 

CAHF believes that, for investment in housing to increase, better data and information is required so that 

investors can better quantify the risk and the opportunity. However housing-related data in Africa is often poor, 

inconsistent or absent which is especially evident in rental housing markets across the continent. Without data 

and information on the structure and performance of markets, and the site of opportunity, investment in rental 

is undermined and inhibited. 

To better understand the rental housing market in Africa, CAHF commissioned a rental study  in 2017 focussing 

on four countries in Africa, namely Côte d’Ivoire, Tanzania, Uganda and Senegal.1 The objective of the research 

was to develop replicable methodologies to quantify and characterise key aspects of the rental market in its 

diversity, breadth and depth. In undertaking this research, a rental market framework with a set of 

methodologies was designed to collect in-country data related to rental housing.2  

As per CAHF’s rental housing market framework (Figure 1), the rental sector in any country can be considered 
in terms of the macro environment, the meso environment and the micro environment: 

• The macro environment is the overall macro economic framework in which the rental sector exists, 
as well as the policy and regulatory framework.  Broad demographic data (households and individuals) 
also forms part of the macro environment in terms of demand for rental. 

• The meso environment includes the support organisations – the developers, finance providers, estate 
agents, credit bureaus and property managers – that together support landlords (micro environment) 
in delivering rental accommodation.   

• The micro environment comprises the landlords (whether institutional, small-scale or even 
household), the institutions and people who provide rental accommodation. This, together with the 
meso environment, broadly captures the supply side of the rental sector. 

Surrounding these three levels is the demand side – the people and institutions that express a demand for 
rental accommodation. 

Each of these levels, macro, meso, micro, and demand, highlight different aspects of the rental sector.  Data 

on each of these dimensions can provide an indication of the size, scope, nature and performance of the rental 

sector.  This rental housing market framework, together with various indicators associated with each of the 

four components of the framework, is outlined in Figure 1 below. The identified indicators in Figure 1 are merely 

illustrative, and not comprehensive. 

                                                           
1 CAHF (2017). Rental Housing in Africa. Available online: http://housingfinanceafrica.org/projects/rental-housing-in-
africa/  
2 See http://housingfinanceafrica.org/documents/quantifying-residential-rental-markets-in-africa-methodology-report/  

http://housingfinanceafrica.org/documents/understanding-quantifying-rental-markets-in-africa-tanzania/
http://housingfinanceafrica.org/documents/quantifying-residential-rental-markets-in-africa-methodology-report/
http://housingfinanceafrica.org/documents/quantifying-residential-rental-markets-in-africa-methodology-report/
http://housingfinanceafrica.org/projects/rental-housing-in-africa/
http://housingfinanceafrica.org/projects/rental-housing-in-africa/
http://housingfinanceafrica.org/documents/quantifying-residential-rental-markets-in-africa-methodology-report/
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Figure 1: Rental framework and key indicators 

 

Source: Melzer, I., et al. (2018). Quantifying Residential Rental Markets in Africa: Methodology Report. Centre for Affordable 

Housing Finance (CAHF). Accessed at http://housingfinanceafrica.org/documents/quantifying-residential-rental-markets-in-

africa-methodology-report/ 

By providing an initial set of indicators that characterises the different components of the rental market, the 

rental market framework enables the identification of particular areas where data is readily available and where 

particular gaps exist. In doing so, better approaches and possible interventions can be identified in addressing 

and resolving these gaps.  

3.2. Findings of prior research on Tanzania’s rental market 

As noted above, Tanzania was one of the selected pilot countries for CAHF’s 2017 research on rental markets.3 

That initial scoping study on Tanzania identified a large and growing rental housing sector that is more 

dominant in urban areas. In Dar es Saalam, it is estimated that over 55% of households are tenants. 4  

The 2017 study discovered that while the country’s urban rental markets are large and growing, the sector is 

still not thoroughly understood or documented. The lack of data was not uniform across all segments of the 

rental market ecosystems. While there is no consolidated source of information on rental housing markets in 

                                                           
3 Melzer et al. (2018). Understanding and Quantifying Rental Markets in Africa: Tanzania. Available online: 
http://housingfinanceafrica.org/documents/understanding-quantifying-rental-markets-in-africa-tanzania/  
4 National Bureau of Statistics. (2013). 2011/12 Household Budget Survey: Key Findings. Available online: 
http://catalog.ihsn.org/index.php/catalog/4846/download/60556  

http://housingfinanceafrica.org/documents/understanding-quantifying-rental-markets-in-africa-tanzania/
http://catalog.ihsn.org/index.php/catalog/4846/download/60556
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the country, information and data on the sector is available in diverse data sources, including: global macro-

indicators; in-country surveys; and statistical datasets published by the Tanzania National Bureau of Statistics. 

Key data gaps identified in Tanzania were on the supportive ecosystem and supply side. Other identified gaps, 

as set out in Figure 2 below, include:  

• Patterns of urbanization and employment, and implications on affordability and demand profiles;  

• Regulatory and policy environment for rental housing (including housing, tax and subsidy policy);  

• Levels of enforcement of existing laws;   

• Organizations and infrastructure supporting rental market supply and management; and  

• Landlords profiles including funding sourcs, operating models and yields. 

Figure 3: Data gaps identified in Tanzania 

 

Source:  Melzer, I., et al. (2018). Quantifying Residential Rental Markets in Africa: Methodology Report. Centre for Affordable 

Housing Finance (CAHF). Accessed at http://housingfinanceafrica.org/documents/quantifying-residential-rental-markets-in-

africa-methodology-report/ Pg. 11.  

3.3. Purpose of the Study 

This study is intended to explore the critical data gaps identified in the 2017 research. Building on the prior 

research summarised above, the main aim of this study is to provide a deeper data-led understanding of the 

supply side of Tanzania’s rental housing markets, focusing on the main cities of Dar es Saalam and Dodoma.  

The purpose is to offer an elaborate map of the rental supply ecosystem in Dar es Saalam and Dodoma focusing 

on the supply side: key categories and types of landlords; their financial and development support frameworks; 

and stock-management models and systems. The research should focus on all categories and types of landlords 

supplying rental housing for low and middle-income consumers, from large-scale institutional landlords such 

as the National Housing Corporation, to small-scale, micro-investors and individual landlords.  

Additionally, it will explore the legislative and policy systems supporting urban rental markets as well as a 

general, high-level overview of demand. The purpose of mapping demand will be to offer readers an 

explanation of urban population and growth trends, patterns of growth and demographic distribution of urban 

residents, as well as an indication of typologies of housing demanded by urban residents. This section is merely 

contextual, and should be supplied through secondary methodologies.  

http://housingfinanceafrica.org/documents/quantifying-residential-rental-markets-in-africa-methodology-report/
http://housingfinanceafrica.org/documents/quantifying-residential-rental-markets-in-africa-methodology-report/
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Specifically, this research aims to apply CAHF’s rental housing market framework outlined in Figure 1 above to 

provide an evidence-led depiction of Tanzania’s urban rental housing supply ecosystem. Consultants will be 

expected to apply the framework and appropriate methodologies5 to collect data to describe and quantify the 

rental market supply ecosystem in its diversity, breadth and depth.  

Finally, the study will offer an analysis of collected data to articulate the existing patterns and trends of urban 

development in Tanzania and implications for the rental housing markets of Dar es Saalam and Dodoma ; 

emerging opportunities and challenges emerging for this sector; and outline an agenda for targeted 

interventions in the sector, with focus on opportunities for investors, financiers, policy makers and legislators 

in urban rental for low income households.  

The study is expected to strengthen our understanding of the country’s housing market performance by 

focusing on the ecosystem of housing supply for the low and middle income markets, with particular focus on 

the bottom end of the market. The study will augment broader discussions on the contribution of rental housing 

markets to the country and region’s economy. Additionally, it will offer data and evidence on the viability and 

performance of urban rental housing as an investment space. Data from the research will be used to contribute 

to CAHF’s Tanzania country dashboard6 and the United Republic of Tanzania Government’s affordable housing 

program. 

4. PROJECT SCOPE 

The study is intended to be an exploration of urban rental markets in Tanzania, and to be produced in similar 

format as other CAHF outputs, which are available on the CAHF website. The output should be readable and of 

medium length (20-30 pages) and supported by credible data.  

The two focus cities in the study are Dar es Saalam and Dodoma, although consultants will be expected to 

provide an overview section contextualizing Tanzania’s urban rental markets in general. 

The study should address: 

1. A general overview of Tanzania’s rental housing markets, including: 

a) Using the CAHF rental housing market framework articulated in Figure 1 above, provide an evidence-

led overview of the macro level of Tanzania’s urban rental markets including Tanzania’s macro-

economic conditions, population and statistics on urban rental demand and the performance of the 

urban rental sector. 

b) Patterns and typologies of demand in the key cities of Dar es Saalam and Dodoma, including insights 

from the recently concluded national housing survey; but more market-related data on rental housing 

types, rentals paid, motivations for renting, sources of information about rental housing, among 

others. The purpose of this is to contextualize the two cities’ residential markets to offer readers a view of 

housing demand in the areas. Data to inform this would be collected from secondary sources, and not 

primary research.  

c) Relevant developments or changes in the urban environment in Dar es Salaam and Dodoma, and their 

potential impact on implications on urban rental housing demand and supply. Key issues to cover in 

this section include (but are not limited to): 

a. How has the relocation of the National Executive to Dodoma affected rental supply and 

demand in Dodoma?  

b. What has been the effect of this move on Dar es Saalam’s commercial/corporate office rental 

market?  

                                                           
5 CAHF (2018). Quantifying Residential Rental Markets in Africa - Methodology report. Available online: 
http://housingfinanceafrica.org/documents/quantifying-residential-rental-markets-in-africa-methodology-report/  
6 As part of CAHF’s ongoing stakeholder collaboration and support in Tanzania, we shall develop and launch the Tanzania country 
dashboard in 2019. This dashboard will consolidate information on Tanzania’s affordable housing finance ecosystem, and will be publicly 
available. The objective of the dashboard is to provide timely and accurate information on Tanzania’s affordable housing sector to 
stakeholders, investors, and policymakers interested in the region. 

http://www.housingfinanceafrica.org/
http://housingfinanceafrica.org/documents/quantifying-residential-rental-markets-in-africa-methodology-report/
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i. Vacant stock 

ii. Rental prices 

c. Are there opportunities for developing residential stock from former office stock leftover in 

Dar es Saalam? What are the existing town planning procedures for this?  

d) An analysis of the legislative environment relating to rental housing and analysis of levels of policy 

implementation, including: 

a. Existing policies and laws affecting rental housing including tax, subsidy, and town planning 

regimes. 

b. Additional legislative framework (incentives and taxation) supporting rental housing 

development.  

c. Other policies and regulations on development and change-of-user. 

2. Detailed analysis of the rental housing supply ecosystem in Dar es Saalam and Dodoma using the rental 

housing market framework and appropriate methodologies.7 Information collected on the supply 

ecosystem includes (but is not limited to): 

a. Landlords (Micro level) 

• Number & types of landlords (micro, small scale, institutional, employers and public sector) 

• Development models and experiences and sources of finance to develop stock 

• Portfolio sizes, individual development and housing typologies/profiles & target markets8  

• Property and tenant management practices and systems 

• Performance measures (e.g. arrears level, vacancy rates) 

• Profitability measures (e.g. gross and net yields) 

b. Support organizations for rental housing supply (Meso level) including: Developers, financiers and 

investors in rental housing; estate agents and property managers; tenant profile management and 

credit bureaux 

a. Number and size of participants (e.g. number of and size of active developers, finance 

providers, estate agents, credit bureaus, property management companies etc.). 

b. Target market profile and entry level price points. 

c. Scope of services/products offered and pricing basis 

d. Delivery models 

e. Profitability measures 

f. Delinquency measures (e.g. arrears on loans) 

g. Subsidies for rental development 

3. A section providing an analysis of the data to: 

a. Articulate existing patterns and trends of development and urban development in Tanzania and their 

implications on urban rental housing markets in the key cities of Dar es Saalam and Dodoma. 

b. Expound on the opportunities and challenges facing the supply of rental housing in Tanzania with 

particular regard to new investment opportunities to support urban rental in these two cities. 

c. Set an agenda for targeted interventions in the sector, with focus on opportunities for investors, 

financiers, policy makers and legislators in urban rental for low income households.  

A second research output expected from the work is the supporting data which will be used to expand CAHF’s 

Tanzania country data portal/dashboard. This will be provided by consultants in a separate format (Excel tables, 

or MSACcess or SPSS datasets), and in acceptable quality and standards. The data should adhere to CAHF’s 

Tidy Data Protocol document, which is available from CAHF on request. 

                                                           
7 CAHF (2018). Quantifying Residential Rental Markets in Africa - Methodology report. Available online: 
http://housingfinanceafrica.org/documents/quantifying-residential-rental-markets-in-africa-methodology-report/ 
8 This data can be assembled through in-depth interviews of a sample of landlords, and supplemented with data. 

http://housingfinanceafrica.org/documents/quantifying-residential-rental-markets-in-africa-methodology-report/
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5. METHODOLOGY 

This study is expected to mainly draw from primary sources of data, including interviews and surveys. In 

mapping the background, legislative environment, and to offer a picture of demand, it is also anticipated that 

secondary data sources will be accessed.  The proposals submitted will outline the intended research 

methodology which will be finalized in consultation with the appointed consultant. Consultants are encouraged 

to test methodologies suggested in CAHF’s rental methodology framework.9  

It is foreseen that the research will involve:  

• A focused literature review of rental markets, existing legislation and policy, and an exploration of 
research done on Tanzania’s urban residential rental markets so far. 

• An analysis of available data on urbanization, demographic trends to the extent that they speak to 
housing demand, and patterns and typologies of residential rental demand 

• Surveys to capture key data on supply of rental housing and various types of landlords in the main 
cities of Dar es Saalam  and Dodoma. 

• Surveys to document the supportive environment at the meso-level, including developers, financiers 

and investors in rental housing; estate agents and property managers; tenant profile management and 

credit bureaux.  

• Semi-structured interviews with key informants to capture details on the performance of landlords’ 

rental portfolios, tenant profiles, journeys and experiences, as well as policy implementation 

experience.  

• Semi-structured interviews with actors and agencies at the meso and macro-levels (support 

organizations and regulators. A profile of a large-scale institutional developer and rental-portfolio 

manager such as the National Housing Corporation will be required. 

Once the data collection and analysis phase has been completed, it is anticipated that the preliminary findings 
will be shared with interviewees, for verification and input before final publication. CAHF understands that 
some of the data collected for this study may be confidential, or the research subject to additional clearances 
depending on institution, and it is expected that the consultant will take necessary care to determine and assess 
the levels of confidentiality associated with presenting said findings. 
 

6. DELIVERABLES 

Outputs from the project include10: 

• An inception report, that covers: 

o A brief but comprehensive literature review; 

o An overview of key issues that the study will tackle, including a proposed report outline. 

o Detailed work plan and proposed methodologies, including identification of stakeholders for 

interviewing, to respond to the objectives of the research; and proposed output (s) from the 

research. 

• A draft and then final report, in accordance with the CAHF Style Sheet, which includes, among others: 

o An executive summary of the report; 

o A section addressing methodologies; 

o Key research findings; 

o Analysis of findings; 

o Conclusions and recommendations. 

• Additional outputs from the research, including photographs, audio interview files, video interview 

files, transcripts and sketches .  

                                                           
9 CAHF (2018). Quantifying Residential Rental Markets in Africa - Methodology report. Available online: 
http://housingfinanceafrica.org/app/uploads/Rental-matters_quantifying-African-rental-markets_FINAL.pdf. 
10 All work, written or otherwise, submitted by the successful service provider is expected to be the result of his/her own work. The Centre for Affordable Housing Finance in Africa 

views acts of copyright infringement and plagiarism as a serious offence. 
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• A presentation, in accordance with the CAHF Style Sheet11 which includes: 

o A succinct and accessible overview of the findings of the final report; and 

o Representation of key data in an accessible form. 

• List of interviewees and stakeholders contacted during the process of the research, with contact 

details and dates and locations of interviews. 

•  Data collected during the research process, including the database in acceptable data formats 

including (but not limited to) Excel, SPSS, MsAccess. The data should adhere to CAHF’s Tidy Data 

Protocol document, which is available from CAHF on request. 

 

7. PROJECT MILESTONES 

The project should be completed within 6-10 weeks of contracting. 

Key dates 

SCHEDULE OF MILESTONES TIMEFRAME 

Inception report submitted One week after signing of contract 

Inception report meeting12 held 3 days after submission of inception report 

Session to discuss key findings13 Four weeks after inception meeting 

Draft report  submitted Six weeks after inception meeting 

Comments on draft report returned Eight weeks afer report submission 

Final report submitted Ten weeks after project inception 

Remaining deliverables submitted 

(database, presentation etc.) 

Ten weeks after project inception 

 

8. PROJECT BUDGET 

Proposals of up to ZAR 275 000 including any possible V.A.T. and disbursements, will be considered. For 

consultants operating from outside of South Africa, CAHF will assume the exchange rate risk from the date of 

contracting, as long as the assignment is carried out within the contract period. 

9. CONTENTS OF PROPOSAL 

Proposals to undertake this project must include: 

i. Response to the ToR, demonstrating familiarity with the subject matter, expansion on the proposed 

methodology and key issues for consideration in the work. The proposal should demonstrate an 

existing understanding of urbanization and rental housing demand in Tanzania, a general picture of 

the supply and investment ecosystem, as well as good grasp of the policy environment. 

ii. A detailed work plan, demonstrating the feasibility of the proposal. 

iii. Statement of qualifications of firm(s) as relevant to the project. 

iv. Name and CV of staff members responsible (i) for overseeing the work; (ii) for undertaking the work. 

Some level of local representation in the countries targeted for the study would be preferred. A 

consortium of consultants is welcomed. 

v. Fee proposal and costs estimate, indicating the basis of calculation of fees, including costs of travel if 

necessary.  

                                                           
11 CAHF Stylesheets and protocols for tidy data will be availed to consultants on request. 
12 This inception meeting can be held telephonically, or on Skype if required. 
13 The meeting(s) could be held on Skype or telephonically. If a physical meeting is organized, Consultants must factor in travel and 
accommodation costs in their budgets. 
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vi. Capacity building and black economic empowerment are key objectives of CAHF. In rendering the 

service the consultant must endeavour to achieve these goals. South African consultants must report 

on their BEE accreditation. Other capacity building efforts can also be proposed, such as the use of 

students to support the research process, or workshop methods to engage with a wider stakeholder 

sector in each country. The focus of such capacity building would be on the use of data to consider and 

understand the role of housing in national economies. The proposal must comment on the manner in 

which the consultant intends to give effect to the capacity empowerment objective. 

vii. Familiarity with the Centre for Affordable Housing Finance in Africa’s work is important. See 

www.housingfinanceafrica.org. 

 

10. PROPOSAL EVALULATION 

Proposals will be assessed according to: 

i. Relevant, demonstrated competence of firm in this area: 10 percent. 

ii. Demonstrated expertise of key individuals to be involved in this project: 30 percent. 

iii. Content and quality of proposal, including innovation in and feasibility of approach: 35 percent. 

iv. Affirmative action scorecard (if South African firm) or use of local service providers: 15 percent.  

v. Financial proposal: 10 percent. 

 

11. PROPOSAL SUBMISSION 

The deadline for submission is at 12h00 on 21 June, 2019, sent by email to miriam@housingfinanceafrica.org. 

Once the selection process has been completed, CAHF will issue a contract confirming the appointment of the 

service provider.  

Any queries should also be addressed to Miriam M. Maina, who can be contacted on 

miriam@housingfinanceafrica.org. 

  

http://www.housingfinanceafrica.org/
mailto:miriam@housingfinanceafrica.org
mailto:miriam@housingfinanceafrica.org
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12. GUIDING NOTE TO BIDDERS 

 

• Centre for Affordable Housing Finance in Africa reserves the absolute right to use its discretion in the 

interpretation of these award criteria. The following notes are intended to provide broad guidance only 

on how proposals will be evaluated.  Bidders may be required to clarify their proposals by way of a 

telephone call or presentation.  

• “Relevant, demonstrated competence of firm(s) in this area” - You should aim to demonstrate how the 

firm’s collective past experience can be applied (or adapted) to address the specific brief set out in the 

terms of reference. You are welcome to describe the firm’s general experience of financial sector 

development issues (e.g. in other geographies or topical areas) but the evaluation will focus 

particularly on the application of that experience for the specific task at hand.   

• “Demonstrated expertise of key individuals to be involved in this project” – The evaluation places 

considerable emphasis on the role and demonstrated expertise (i.e. track record) of the key individuals 

to be involved on the project rather than on the expertise of the firm itself.  

• “Use of local professional capacity (consulting, analysis, coordination etc.)” – The Centre for 

Affordable Housing Finance in Africa wishes to ensure that local capacity is used and developed. 

International firms are therefore encouraged to partner with local organisations. 

• “Content, quality and originality of proposal” – Proposals should address the brief set out in the terms 

of reference in a comprehensive manner. Bidders should aim for innovation as well as professional 

presentation. Whilst similar, relevant experience in other markets will be an advantage for a bidder, 

each market is different and so proposals need to reflect the particular characteristics of that market, 

as well as the challenge set by the terms of reference. 

• “Affirmative action scorecard”- Ownership, management, staff development. 

• “Fee basis” – Value for money, as well as absolute cost, will be taken into account. 


