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Executive summary 
This report uses CAHF’s Housing Cost Benchmarking and Housing Economic Value Chain Modelling 
methodologies to analyse the Tanzanian housing market. The report provides an overview of the structure of 
Tanzania’s housing supply and demand, and estimates the contribution of housing construction and rental 
activities to Tanzania’s economy. Further, it provides a basis for comparing the costs of constructing housing in 
Tanzania in relation to housing costs in other African countries. These analyses are used to identify key areas 
of Tanzania’s housing system that can be improved to maximise the potential production of owned and rented 
housing that better matches the demand profile of Tanzania’s urban and rural households.  

Tanzania has a population of 59.7 million people in 2020, and its population is expected to exceed 60 million 
during 2020. With a growth rate of over 3 percent a year, Tanzania has the 14th fastest rate of population growth 
in the world. By 2030, the number of people in Tanzania is projected to increase to over 79 million and by 2050 
it could exceed 129 million people. Tanzania had 12.3 million households in 2018 of which 8.2 million (66 
percent) are in rural areas and 4.2 million (34 percent) are in urban areas. Over the next five years, the number 
of households in rural areas will increase by 255 000 a year and urban households by 130 000 per year. This rapid 
urbanisation, coupled with a reducing average household size, will require consistently larger numbers of 
smaller, more affordable housing units to satisfy urban housing demand from rural-urban migrants and newly-
formed families in urban areas. 

Tanzania’s housing demand will be met through five key delivery processes, most likely in the following order 
of scale. First, through the rapid expansion of informal rental accommodation, mostly in the form of Chumba 
accommodation (rooms with shared or separate ablutions) in slum areas. Second, existing built-up areas will 
face increased population densities through greater co-living arrangements. Third, existing accommodation 
will be extended to accommodate larger or multiple households. Fourth, households able to access land will 
build their houses incrementally; and finally, through formal accommodation development, sale and rental. 
The prevalence of informal housing delivery processes therefore offers an important direction for future 
housing policy in Tanzania. 

Housing cost benchmarking 

CAHF’s Housing Cost Benchmarking methodology defines six key housing typologies and size configurations, 
specifies their design and completes a detailed development cost breakdown for Dodoma, Tanzania’s capital. 
Comparing the cost of building a basic 55m2 mortgageable house in Dodoma to the benchmarked cost in 
the major cities of five other African countries1 shows that Dodoma has the second-highest cost after 
Nairobi, Kenya. The cost in Dodoma is US$60 689, compared to South Africa (the lowest at US$40 199) and 
Nairobi (the highest at US$65 300). Developing this standard house in Dodoma is therefore 51 percent more 
expensive than in Pretoria, while in Nairobi (the most expensive of the five cities) it is 7.5 percent more 
expensive than in Dodoma.  

In total, 43 percent (US$25 830) of the total cost of constructing this house in Dodoma is for construction-
related inputs. The next largest cost categories are infrastructure (14 percent / US$8 632); VAT (14 percent / 
US$8 783);  developer overhead (10 percent / US$6 021); other development costs (7 percent / US$4 098); 
compliance costs (6 percent / US$3 923) and then land cost (6 percent  / US$3 401). This analysis shows 
significant potential for reducing overall construction costs in Tanzania, both through reductions in the 
relatively high input costs, as well as the holding costs incurred due to delays in the development process. 

Considering the costs of the six different typologies in Dodoma, higher-density (multi-storey) typologies 
increase average construction costs (with higher buildings requiring higher-specification construction and 
fittings such as lifts and emergency exits). However, there are significant savings on land and infrastructure 
costs that substantially offset the construction cost increases. Dodoma’s relatively high construction costs in 
relation to other major cities benchmarked imply that it is more expensive to build multi-storey buildings, which 
will encourage single-storey development unless construction costs are reduced. 

 

 

 
1  Pretoria, South Africa; Lagos, Nigeria; Kampala, Uganda; Dodoma, Tanzania and Nairobi, Kenya. 
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Housing economic value chain 

CAHF has also completed a Housing Economic Value Chain analysis for Tanzania to quantify the impact of 
housing construction and rental on Tanzania’s economy. Housing construction and rental activities 
contributed a combined output of TZS19 083 billion (US$8 460 million) to Tanzania’s economy in 2018, 
which is equivalent to 14.8 percent of Tanzania’s GDP in 2018. This included gross value added of TZS9 718 
billion (US$4 308 million) and intermediate inputs of TZS9 365 billion (US$4 152 million). This intermediate 
input amount comprised 60 percent from secondary (manufacturing and construction) economic sectors and 
30 percent from tertiary (services) sectors. Of all intermediate inputs, 85 percent are locally-manufactured 
goods although Tanzania still has a significant reliance in imports (15 percent) to fulfil demand for specific 
inputs to housing development. Total intermediate inputs were equivalent in value to a very significant 7.2 
percent of GDP in 2018, while the direct GVA contribution to GDP was 7.5 percent.  

In 2018, Tanzania invested almost TZS14 492 billion (equivalent to US$6.5 billion) in the construction of 
dwellings, which comprises 11.3 percent of GDP. Of this, 60 percent comprised intermediate inputs into the 
construction process and the remaining 40 percent was value added by construction-related activity. 
Intermediate inputs into dwelling construction were equivalent to a very significant 6.7 percent of Tanzania’s 
GDP in 2018, while the gross value added contributed 4.5 percent to GDP. The relative economic impacts of 
housing construction in Tanzania are substantially greater than in South Africa, where intermediate inputs into 
housing construction were equivalent to 1.2 percent of GDP in 2018 and the GVA only contributed 0.5 percent 
of GDP. This indicates the significant impact that housing construction has on Tanzania’s growing economy, as 
well as its potential impact on growing and diversifying Tanzania’s manufacturing and services sector. 

Economic output from residential rental services comprised TZS4 492 billion (US$1 991 million), 
contributing 3.5 percent to GDP. This was made up of intermediate inputs of TZS639 billion (US$283 million) 
and gross value added of TZS3 852 billion (US$1 708 million). All of this output was used to satisfy household 
demand for rental accommodation. Intermediate inputs accounted for 14 percent of the value of domestic 
production and GVA the remaining 86 percent. The high and increasing proportion of households renting 
housing in Tanzania’s large cities is concerning as it indicates a deficit in demand-matched housing products 
available for sale and a limit on households’ ability to exercise effective demand for housing. However, it also 
indicates the critical role the rental sector performs in providing smaller, more affordable housing to the rapidly 
urbanising Tanzanian population. This analysis indicates that Tanzania’s housing rental economy is under-
developed, although it does provide a significant proportion of rental units in the form of informally developed 
and managed tenement (Chumba) type rooms for rent. 

Conclusions and recommendations 

Tanzania’s housing sector is poised for a major disruption due to rapid population and urban growth and 
continued low levels of housing affordability from increasingly smaller urban households. Given the many 
constraints to effective housing demand in Tanzania, increasingly higher proportions of urban households will 
be forced to rent informally or build accommodation incrementally outside of the formal housing construction 
market. Housing provision in Tanzania is ineffectively polarized between small/informal and large/formal units. 
This implies the need to both recognize and support the role that informal rental plays in providing housing in 
Tanzania as well as to facilitate more, and more affordable, housing options in the housing market.  

Tanzania’s housing sector faces key constraints that inhibit its future development. These include limited 
access to land, generally low levels of service, and generally low standards of accommodation construction. 
Those households who have access to land will seize the opportunity to become landlords creating a growing 
echelon of small and medium-scale landlords. Looking forward, there is significant potential for housing 
construction and real estate market development and growth to provide a better match between housing 
supply and household demand in Tanzania.  

The Housing Economic Value Chain analysis shows that housing construction and rental already have a 
significant economic impact and that Tanzania’s housing sector can be an even more significant contributor to 
economic growth and diversification. From a political standpoint, the dominant focus on industrialization in 
Tanzania must recognize the critical role that the housing sector can perform in developing local manufacturing 
services sectors, improving the country’s gross fixed capital, and building consumption expenditure on housing 
goods and services in its developing economy.  
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A well-functioning housing sector can also create significant benefits for government, yet currently Tanzania’s 
highly informal economy contributes little in the form of taxes and levies. Sustained construction and rental 
activity can be a critical source of revenue to local and national government through, for instance, taxation and 
fee income (e.g. VAT and permitting fees), property rates and services income, and greater demand for core 
infrastructure (including transport, power and water consumption). 

Tanzania’s housing economy has the potential to positively contribute to the country’s growth cycle if it is 
adequately supported. Local manufacturing and services form the basic inputs into growing, locally capacitated 
construction and rental sectors that offer secure employment and business development opportunities for 
construction and rental. The development of housing in turn grows the gross fixed capital formation of the 
country, based on mostly local investment in housing, whilst meeting an important social need for greater 
numbers of affordable housing. 

Six core strategic areas of the housing economic value chain are identified that must be targeted by future 
strategy in order to build this virtual growth cycle through housing in Tanzania: 

• Strategy 1: Scale and deepen affordable housing supply. Greater numbers of more affordable 
accommodation options are required to meet the profile of Tanzania’s housing demand. Alternative 
affordable housing delivery models are required to provide greater options to households. Reducing the 
overall cost of housing construction (both formally and informally constructed) is critical to a sustainable 
housing and construction market in Tanzania. Finally, the focus of government’s investment in housing 
must be on aspects of housing that facilitate the delivery of houses at scale by as many development actors 
as possible.  

• Strategy 2: Strengthen local development and construction capacity. Ensuring stability in Tanzania’s 
housing market is a critical determinant for a sustainable and growing development and construction 
sector. Improving the number, scale and sophistication Tanzanian developers in the housing sector is an 
important growth objective. Supporting and growing the depth and breadth of informal housing 
production, as well as growing the cadre of formal developers is a critical element of sustainable housing 
supply in Tanzania and will ensure value capture from housing development within the Tanzanian 
economy. 

• Strategy 3: Build intermediate input capacity into the housing sector. Building a strong local building 
materials manufacturing and services base is critical to a sustainable housing construction sector. Sector-
level efficiency improvements will impact all construction activity – civil works and housing, formal and 
informal development. A vibrant and increasingly competitive local building materials manufacturing and 
supply market will reduce construction costs and improve local industry competitiveness and export 
potential. Improved labour market performance will enhance the productivity of housing development and 
reduce housing costs. In addition, improved building materials capacity and price competitiveness will 
grow Tanzania’s existing competitive advantage in building materials export markets. 

• Strategy 4: Stimulate household effective demand for housing. Continued economic growth in Tanzania 
is the most important element of improved effective housing demand. This must be enhanced by improved 
access to housing finance at more favourable rates and terms in order to build households’ ability to realise 
their effective housing demand. Rental market growth and sophistication will also assist to improve 
effective demand for housing in Tanzania. State support for basic housing access is important for ensuring 
equity across Tanzanian society, and encouraging access to the property market for as many households 
as possible. 

• Strategy 5: Improve programme and project implementation and sector monitoring. Improved 
implementation efficiency of housing programmes and projects in Tanzania will enhance overall sector 
performance. Regular, quality housing data and information is critical to understanding and developing 
appropriate strategies for Tanzania’s housing sector. This includes the need to build local capacity to 
collate, analyse and disseminate information on Tanzania’s housing market, as this is a key component 
required to attract investment into and create a shared understanding of the housing market. 

• Strategy 6: Improve the housing and real estate investment climate. Improved housing finance 
fundamentals rely on improved financial markets overall in Tanzania. Ensuring better operating, less 
volatile financial markets will be important to stabilise and grow household and investor confidence in the 
housing market. More stable housing markets will also assist to develop different housing finance products 
required for construction and end-user financing.  
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In conclusion, this report highlights the significant challenges facing Tanzania’s housing sector. However, the 
Housing Economic Value Chain and Housing Cost Benchmarking analyses also clearly show the major potential 
that the housing sector has to become a cornerstone of Tanzania’s future economic growth and diversification. 
Housing construction and rental therefore offers Tanzania a virtuous cycle which, if developed and sustained 
properly, will simultaneously enhance economic growth, stimulate manufacturing and services expansion and 
diversification, and directly contribute to a critical societal need for more affordable housing. With an 
appropriate understanding of these interrelationships and the political will to realise this potential, the growth 
and development of the housing sector can provide a critical and sustained boost to Tanzania’s development 
trajectory. 
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Glossary  
Formal/planned areas: Planned and surveyed lands by municipality or privately– with title deeds/certificate of 
right of occupancy. This can be for low, middle- and higher-income houses and earners. 

Informal/unplanned areas: Un-surveyed and unplanned land without residential license or with residential 
license, which confers legal rights to occupy land in informal and unplanned areas to improve tenure security 
and proof of ownership. A residential license (which is regularly renewable) is issued by the local municipality 
and entails information on property details, owner, term/duration of license, map of property and 
neighbourhood. These areas are characterised by units made up of brick, block and cement structures and vary 
in terms of low, middle- and higher-income housing. 

Formal real estate agents/property managers: Are governed by the Business Activities Registration Act (Cap 
208 of 2007) and Companies Act (Cap 212 of 2012) legislation governing real estate/property managers. 

Informal real estate agents: Also referred to as ‘Dalali’ are agents that assist landlords with finding tenants. 
Dalali’s are referred to as informal because, while recognized by local leaders, they are purely commercial 
driven and are not part of a formal estate agency or system. However Dalali’s are rich in local knowledge about 
rental markets as they are on the ground constantly. Every street has a designated Dalali with some Dalali’s 
facilitating rental transactions on more than one street within a specific administrative ward. 

Domestic production: The local (in this case, Tanzanian) production of goods and services within a particular 
geographic area – whether for consumption in that area, or for export. 

Domestic supply: The supply of goods and services for consumption within a country’s (in this case, Tanzania’s) 
borders - regardless of whether those products were produced locally or imported. 

Economic value chain: An interlinked set of value-adding activities that convert inputs (for example, raw 
materials, or labour) into outputs (for example, window frames, or geysers) in the process of producing both 
intermediate inputs for use within other economic value chains, and final products. 

Factor income: Income received from the different factors of production, including land (rent), labour (wages) 
and capital (profit).  

Final demand: The total value of goods and services that are purchased in their final form in an economy in a 
given period. In national accounts terms, this includes products that are consumed by households and by 
government, capital goods that form part of gross capital formation, and products that are exported. 

Full-time equivalent employment: The hours worked by a “typical” full-time employee in a particular sector 
or industry in a given period (day/week/month/year). The concept is used to convert the hours worked by part-
time employees into the hours worked by full-time employees. For example, if a particular industry sector 
currently operates on a basis where full-time employees work 40 hours per week, and three people are 
employed on a part-time or casual basis to work 20 hours per week, their labour collectively represents 1.5 full-
time equivalent employment opportunities. 

Government consumption: Government expenditure used for the purchase of final goods and services. This 
excludes government expenditure on capital assets, which are accounted for under gross fixed capital 
formation. 

Gross domestic product (GDP): The value of all goods and services produced within a particular geographic 
area (usually a country, in this case Tanzania) within a particular period. It can be measured in three ways: i) as 
the sum of all factor incomes (labour remuneration, interest, rent and profits) earned within the defined 
geographic area (the income method); ii) as the value added in each sector of the economy (the production 
method); and iii) as expenditure on goods and services in their final form (the expenditure method). The first 
two methods measure the value of aggregate supply in the economy, while the third measures aggregate 
demand. Differences in the valuation of each method arise because of the levying of indirect taxes and subsidies 
at different stages of the production process, and at the final point of sale. The expenditure method is usually 
valued at market prices and takes account of all indirect taxes and subsidies. The production method is usually 
valued at basic prices and includes only indirect taxes and subsidies on production processes. 

Gross fixed capital formation (GFCF): The expenditure on capital assets (buildings, civil works, machinery and 
equipment, transport equipment, computer and telecommunications equipment, research and development, 
computer software, mineral exploration, cultivated biological resources that yield repeat products - such as 
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vineyards and orchards) - and transfer costs. It does not account for the consumption (depreciation) of fixed 
capital, and also does not include land purchases. The value of housing construction in a particular period 
(adjusted for work on hand at the start of the period) is included in GFCF.  

Gross operating surplus (GOS): Represents the aggregate of returns to land (rent), capital (interest) and 
entrepreneurial endeavours (profits). This is often referred to generically as ‘returns to capital’. It reflects that 
part of the value added by a company that is not attributable to labour.  

Gross value added (GVA): Represents the payments (returns) made to the owners of the different factors of 
production (labour, land, capital and entrepreneurship) by a producer of goods and services in a particular 
period. It reflects the difference between the sales/income of the producer and the payments made to third-
party suppliers of intermediate goods and services. The sum of the value added by each sector or industry in an 
economy is equivalent to the GDP of that economy, but differences in valuation can arise due to the inclusion 
or exclusion of indirect taxes and subsidies on production processes and products. GVA is typically valued at 
basic prices or factor cost, while GDP is usually valued at market prices (inclusive of all indirect taxes and 
subsidies). 

Highly skilled employment: Employment requiring a high level of skill, often at a senior management or 
professionally certified level. 

Household consumption expenditure: Expenditure on final goods and services by households, or on behalf of 
households (for example, when the state subsidises the cost of housing which is transferred to a household). 
The purchase of these goods and services may be facilitated by the factor incomes of the households 
themselves (earned income), or from transfers and subsidies from government or individuals outside the 
household unit (unearned income). 

Imports and Exports: An import is a good or service brought into a country from another country. An export is 
a good or service taken from a country to another. These imports and exports may be in either a final, or 
intermediate form. For simplicity, we consider houses themselves to be supplied and demanded only within the 
domestic market, albeit that small numbers of prefabricated houses may be exported or imported. 

Imputed rent (also referred to as owners’ equivalent rent): Represents the opportunity cost of owning and 
living in a property. Choosing to occupy a property that you own means that any rent that could have been 
earned on that property is foregone. According to the OECD, “Imputed rents are defined as rental equivalents 
– that is, the estimated rent that a tenant would pay for identical housing let unfurnished, taking into 
consideration factors such as the type of dwelling (single-family or multi-family), its size (useable surface, 
number of rooms), its facilities (running water, indoor toilet and bathroom, electricity, central heating, etc.), its 
location (city centre, suburban or rural) and neighbourhood amenities.” 2  Failure to take account of imputed 
rents in the national accounts makes it difficult to compare the GDP of countries with significantly different 
levels of private home ownership, and – in the case of a single country with rapidly changing home ownership 
patterns – to compare GDP from one period to the next. For this reason, the rental equivalent value of owner-
occupied dwellings are imputed and the GDP of the country (and its components) is adjusted accordingly. 
Methods of determining the imputed rent vary depending on the nature and extent of the rental market in that 
country and the data available. The accuracy of these estimates depends on the efficient functioning of rental 
markets across the entire spectrum of housing options and locations. Tanzania does not publish separate 
weights for either explicit or imputed rents. 

Informal employment: The informal sector or informal economy represents that part of the total economic 
activity that is not registered with, and directly monitored by, relevant government departments and agencies 
and not directly taxed (it will typically be subject to at least some forms of indirect taxation such as value added 
tax). Informal employment relates to all people deriving income from this informal activity. Because of its 
prevalence, most countries include some estimates of the economic contribution of the informal sector in the 
construction of their national accounts. 

Intermediate demand: Demand for a product that undergoes further transformation through value adding 
activities during a production process. The output of a particular sector or industry can be used to satisfy either 
intermediate demand from other sectors and industries, or final demand.  

 
2 Eurostat-OECD (2012). “Housing”, in Eurostat-OECD Methodological Manual on Purchasing Power Parities, OECD 

Publishing. Pg. 138. 
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Intermediate inputs: Goods and services that are inputs into a production process and that undergo further 
transformation as a result of value-added activities during the production process. For example, bricks, sand 
and cement are just some of the intermediate inputs that are used in the process of producing a house by the 
construction sector.  

Labour: Economic measure of work done by human beings. Labour is a factor of production that is remunerated 
by wages and salaries and constitutes one possible source of income for households. . Other income streams 
can be derived from capital (interest), land (rents) or entrepreneurial endeavours (profits). 

Multiplier effect: A multiplier effect is an economic impact that arises from an initial economic stimulus – such 
as the sale of a house – that causes changes in other related economic variables (value added, output, 
employment, tax collections, imports etc.). The cumulative impact of these changes is typically greater than (a 
multiple of) the initial stimulus that caused them. 

System of National Accounts (SNA): The implementation of complete and consistent 
accounting techniques for measuring the economic activity of a nation. . Most countries have adopted an SNA 
that complies with guidelines collectively developed by the European Communities, International Monetary 
Fund, Organisation for Economic Co-operation and Development, United Nations and World Bank.3 

Net Indirect Taxes: The value of indirect taxes paid, less any subsidies received, by an economic actor. 
An indirect tax may be levied on part of a production process (such as a skills levy on labour remuneration) or 
on a product (such as an excise duty or value added tax). Indirect taxes are distinguished from direct taxes (such 
as corporate tax or personal income tax). 

Primary sector: Those sectors of the economy related to primary industries including agriculture, forestry, 
fishing and mining and quarrying. They are often referred to as extractive industries because they extract 
resources and products from the environment. These extracted products may be “renewable” or “repeatable” 
- as in the case of sustainable agriculture and fishing - or “non-renewable” - such as metals and minerals 
extracted by mining and quarrying. 

Secondary sector: Those sectors of the economy related to secondary industries including manufacturing, 
electricity, gas and water and construction works of finished goods and services. 

Semi-skilled and unskilled employment: Employment requiring less skills than skilled employment. 

Skilled employment: Employment requiring a special skill, training, knowledge, and (usually acquired) ability 
to be productive. Organisationally, skilled employment typically includes artisans, supervisors and lower levels 
of management. 

Tertiary sector: Those sectors of the economy that produce and sell a wide range of services including 
wholesale and retail trade, transport, storage and communication, financial, insurance, professional business 
advisory, and community and personal services. Because of this the tertiary sector is often referred to as the 
services sector.  

  

 
3 European Communities, International Monetary Fund, Organisation for Economic Co-operation and Development, United 
Nations and World Bank (2009).   
 

https://en.wikipedia.org/wiki/Scientific_technique
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Note on exchange rates  
Because of the distortions that the use of prevailing market exchange rates can give rise to, it was decided to 
convert the affordability calculations in this report into international purchasing power parity dollars (PPP$). A 
PPP dollar is a notional currency that reflects the rate at which the currency of one country would have to be 
converted into that of another country to buy the same amount of goods and services in each country. Use of 
PPP$ avoids most of the distortions that can be generated by use of prevailing market exchange rates against 
other currencies – such as the US$. It therefore provides a more accurate reflection of the relative affordability 
of housing in one country compared to other countries, and will also give rise to less volatile affordability 
measures over time – particularly in commodity exporting countries that experience wide swings in exchange 
rates as a result of commodity price changes.  

Unless otherwise noted in the text or footnotes, the exchange rates used for in this publication are as follows: 

Tanzanian Shillings (TZS) per United States Dollar (USD) 

2018 2 275 

2019 2 290 

2020 (1 January to 30 April) 2 301 

Source: Bank of Tanzania (2020). https://www.bot.go.tz/FinancialMarkets/IFEMsummaries/IFEMsummaries.asp 

Tanzanian Shillings (TZS) per International Purchasing Power Parity Dollar (PPP$) 

2017 727 

2018 723 

2019 750 

Source: IMF World Economic Outlook, October 2019 Update.  
https://www.imf.org/external/pubs/ft/weo/2019/02/weodata/index.aspx 

However it is noted that the Housing Cost Benchmarking (Section 4) was undertaken at a specific time of the 
year with some currency devaluations. Due to the nature of the cost benchmarking work, a specific USD – TZS 
exchange rate of US$1 = TZS2 301 was used as that was the prevailing exchange rate at the time of collating 
the costs for the cost benchmarking exercise. 

 

 

 

 

 

 

 

 

 

 

 

https://www.bot.go.tz/FinancialMarkets/IFEMsummaries/IFEMsummaries.asp
https://www.imf.org/external/pubs/ft/weo/2019/02/weodata/index.aspx
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1 Introduction 
This report analyses and provides an overview of Tanzania’s housing market, and presents the results of 
applying CAHF’s Housing Economic Value Chain and Housing Cost Benchmarking methodologies to Tanzania. 
These two methodologies create a better understanding of the positive and negative influences on Tanzania’s 
housing market, and how policy can be targeted to build a vibrant housing market that will not only assist to 
house Tanzanian households, but become a driver for sustainable economic growth in Tanzania. 

2 Overview of Tanzania’s housing market 
The housing construction and rental activities of a country are the result of a range of influences, including 
demographic and urbanisation dynamics, income trends, sectoral growth and structural changes in the 
composition of the economy, prevailing technologies, subsidy regimes, social norms and household 
preferences amongst many others. This section analyses trends and available data in relation to some of these 
indicators. 

2.1 Population and urbanisation 

The United Nations’ Population Division Department of Economic and Social Affairs (DESA)4 estimates 
Tanzania’s population at 59.7 million people in 2020; the country will broach the 60 million mark during 2020. 
Between 2015 and 2020, the country’s population expanded at an average rate of just over 3 percent a year, 
which makes it the country with the 14th fastest rate of population growth in the world. By 2030, the number of 
people in Tanzania is projected to increase to over 79 million and by 2050 it could exceed 129 million. While the 
rate of population growth is expected to slow between 2020 and 2030  to under 2.5 percent a year, there will 
still be 19 million more Tanzanians by 2030 (an increase of just under one third), and an additional 60 million by 
2050 (that is, a doubling of the total population in thirty years). Over the coming five years the country’s 
population will increase by an average of 1.8 million people a year.  

In 2020, 35 percent of Tanzanian households were urbanised, which is higher than the average for East African 
countries, but still comparatively low by global standards. However, the proportion of the population living in 
cities and towns is projected to increase to 50 percent by 2045, and to continue rising after that. By 2030, there 
will be 12 million more Tanzanians in urban areas, and by 2050 over 47 million more. Over the same period 
(2020 to 2050) the rural population is also projected to increase by almost 22 million people according to DESA.5    

According to the National Bureau of Statistics6 the average number of people per household across the whole 
country was 4.6 in 2017/18. The average household size was higher in rural areas (4.9) than urban areas (4.2).  

Table 1 below summarises the rural and urban breakdown of households per income group in 2018. CAHF uses 
CGIDD data to determine the household income distribution below. CGIDD (2019) PPP$ household income 
data for 2018 has been divided into general bands, for ease of analysis.7 This data shows that in 2018 there were 
4.1 million urban households and 8.2 million rural households in Tanzania. 

 

 

 

 

 

 

 

 
4 United Nations, Department of Economic and Social Affairs, Population Division (2019). World Population Prospects 2019, 
Online Edition.   
5 United Nations, Department of Economic and Social Affairs, Population Division (2018). World Urbanization Prospects: 
The 2018 Revision, Online Edition.  
6 National Bureau of Statistics (2018). Household Budget Survey 2017-18 Key Indicators Report, June 2019. 
7 Tanzanian Shillings (TZS) per International Purchasing Power Parity Dollar (PPP$) for 2018: 723.  
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Table 1: Tanzanian rural and urban population by income group PPP$ (2018) 

 

Source: CGIDD (2019) and own calculations. NB: Certain income categories differ from CGIDD original data so proportionate 
allocations between income categories have been made. 

Table 2 shows the rural-urban and income category breakdown of the estimated 386 000 new households that 
form each year in Tanzania. The household growth figures are calculated using projected population growth 
rates, based on the CGIDD (2019) household numbers for 2018. The growth in households is then allocated 
proportionately across the income category breakdowns of the total population, as no specific data on the 
incomes of newly-formed households is currently available. This indicates that an additional 130 000 urban 
households are formed each year, just over half of the total growth in rural households (255 859 households 
during 2018).  

Table 2: Tanzanian rural and urban population growth by income group PPP$ (2018) 

 

Source: CGIDD (2019), World Bank (2019) and own calculations. NB: Certain income categories differ from CGIDD original data 
so proportionate allocations between income categories have been made. 

Given demographic trends in other developing African economies, rapid urbanisation in Tanzania is likely to be 
accompanied by a reduction in average household sizes in urban areas. This will require a larger number of 
smaller accommodation units to be produced to meet the demand from new households entering the urban 
economy for the first time (rural-urban migration) and from new household formation in urban areas. These 
newly-formed urban households will require accommodation that will be met in one of five possible ways, 
ranked in order of likelihood: 

• Informal market rental: Accessing small Chumba accommodation (predominantly single rooms with 
shared ablutions, or similar small, mostly informally constructed) rental units from landlords. This is by far 
the most prevalent form of accommodation delivery in urban Tanzania. Much of this accommodation is in 
areas identified as slums due to poor access to infrastructure and relatively low standards of construction. 

• Increased population densities in developed areas: Increases in average household sizes in existing 
owned and rented Nyumba (detached or semi-detached housing) and Chumba accommodation (rooms  
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with shared washing facilities and other small dwellings). This would result in multiple households co-living 
in a single Nyumba (detached, semi-detached or attached house). While there is evidence of specific areas’ 
population densities increasing, this is less prevalent than the creation of new dwelling units, as available 
information points to overall urban household sizes decreasing over time. 

• Extension of existing accommodation: Incremental expansion of existing (mostly Nyumba) units through 
the construction of additional bedrooms and other facilities. In rural communities new accommodation 
units are created, mostly in the form of basic traditionally constructed housing, basic Chumba units or the 
expansion of existing Nyumba units. In urban areas, where households can get access to land, this would 
often be in the form of incremental expansions to Nyumba or Chumba accommodation units by owners.  

• Informal incremental owner-building: Owner-building of accommodation using either formal or informal 
sub-contractors, or their own labour. This would require such households to obtain title to land, or 
alternatively to build on land over which title is not held. Such accommodation is normally developed 
incrementally over an extended period. 

• Formal accommodation rental or purchase: The purchase or rental of formally-constructed housing stock 
from public and private developers and building contractors. This would also include rental or purchase of 
accommodation from employer housing programmes. Finally, this would also include formally constructed 
apartments being released (mostly for rental) by formal developers and landlords. This outcome is highly 
unlikely given the very small number of conventionally constructed units in Tanzania.  

2.2 Economic and income trends 

Housing markets are affected by the contexts in which they develop. Key drivers of housing-related economic 
activity are overall economic conditions in a country or city, as well as the levels and trends in personal income. 

2 . 2 . 1  C o m p a r a t iv e  i n c o m e  t r en d s  

The GDP of a country represents the aggregate income earned by the different factors of production in a 
particular period. When this is divided by the population, it provides an indication of average per capita incomes 
before taxation and transfers in that period. Figure 1 indicates the comparative trends in per capita GDP at 
purchasing power parity for a number of African countries. Average incomes before taxes and transfers in 
Tanzania increased by 102 percent between 2005 and 2019. While this growth was significant, it was outpaced 
by Rwanda (156 percent) and Ghana (132 percent), but was substantially higher than South Africa (40 percent), 
Nigeria (71 percent), Kenya (82 percent) and Uganda (89 percent).    

Figure 1: Comparative trends in per capita GDP at purchasing power parity (2005 – 2019) 

 

Source: IMF World Economic Outlook (October 2019 edition).  
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While the trends reflected in Figure 1 provide an indication of comparative changes in average incomes over 
time, it is also important to recognise that average incomes and what they are able to purchase differ widely 
across each of these countries. Figure 2 shows the comparative GDP per capita on a purchasing power parity 
(PPP) basis of each of these countries in 2018. Average incomes in South Africa were more than double that of 
the next highest country’s (Ghana). The income of the average person in Tanzania was equivalent to 24 percent 
of their South African counterpart on a PPP basis, but was higher than both Uganda and Rwanda. 

Figure 2: Comparative GDP per capita at purchasing power parity (2018) 

 

Source: IMF World Economic Outlook (October 2019 edition).  

 

2 . 2 . 2  R e l a t i v e  s e c t o r  pe r f or m a n c e  an d  e c o n o m ic  c o m p o s i t i o n  

The relative performance of the different sectors that constitute an economy provides evidence of structural 
changes in response to changing supply and demand dynamics in a country. Figure 3 shows the relative trends 
in the major sectors of Tanzania’s economy between 2012 and 2018. It indicates that construction enjoyed by 
far the most rapid growth, increasing by 105 percent over the period. This was followed by manufacturing (59 
percent), community, social and personal services (55 percent), and transport, storage and communication (54 
percent). The sectors with the lowest rates of growth over the period were finance, insurance and business 
services and real estate (both 29 percent), and agriculture, forestry and fishing (35 percent).  

The juxtaposition of very strong growth in Construction and very weak growth in Real estate is interesting. It 
could suggest that much/most of the construction activity was focused on civil works, and therefore did not 
give rise to much of the real estate activity that would normally be associated with the sale and lease of 
residential and non-residential buildings. 
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Figure 3: Relative trends in real GVA of the major sectors of Tanzania’s economy (2012 – 2018) 

 

Source: National Bureau of Statistics (2019). Gross Domestic Product 2018.  

Figure 4 shows the impact of these relative performance trends on the composition of the Tanzanian economy. 
While Agriculture, forestry and fishing remains the largest sector, its contribution to the country’s GVA declined 
from almost 31 percent in 2012 to under 28 percent in 2018. Other sectors that experienced declining 
contributions were Mining and quarrying (4.7 percent to 4.4 percent), Trade, catering and accommodation (12.3 
percent to 11.3 percent), Finance, insurance and business services (5.3 percent to 4.6 percent), and Real estate 
(3.7 percent to 3.2 percent). The sectors that made an increasing contribution to the Tanzanian economy were 
Construction (10.7 percent to 14.7 percent), Manufacturing (8.5 percent to 9.1 percent), Transport, storage and 
communication (9.8 percent to 10.1 percent), and Community, social and personal services (12.9 percent to 13.4 
percent).   
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Figure 4: Sector composition of Tanzania’s real GVA at basic prices 

 

Source: National Bureau of Statistics (2019). Gross Domestic Product 2018.  

Figure 5 reflects the contribution of the different sectors to the growth in Tanzania’s economy. Between 2013 
and 2018, Agriculture, forestry and fishing was the largest contributor to growth, accounting for 23 percent of 
the increase in real GDP. This was followed by Construction (21 percent), and Community, social and personal 
services (15 percent). Electricity, gas and water (1 percent) and Real estate (2 percent) made the smallest 
contributions to the growth in the economy.  

When compared with a country such as South Africa, Tanzania has experienced more balance growth, with the 
primary sectors contributing 27 percent of growth, the secondary sectors 33 percent, and the tertiary sectors 
the remainder.8  Over the same period, the tertiary sectors contributed over 96 percent of the growth in South 
Africa’s real GDP. 
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Figure 5: Sector contribution to Tanzania's real GDP growth between 2013 and 2018 

 

Source: National Bureau of Statistics (2019). Gross Domestic Product 2018.  

 

2 . 2 . 3  L e v e l s  o f  i n f o r m a l  e c o n o m i c  a c t i v i t y  i n  T a n z an i a  

According to the International Labour Organisation (ILO): ”[t]he term “informal economy” refers to all 
economic activities by workers and economic units that are – in law or in practice – not covered or insufficiently 
covered by formal arrangements. Their activities are not included in the law, which means that they are 
operating outside the formal reach of the law; or they are not covered in practice, which means that – although 
they are operating within the formal reach of the law, the law is not applied or not enforced; or the law 
discourages compliance because it is inappropriate, burdensome, or imposes excessive costs.”9 The benefits of 
informality for inclusive economic growth depend largely on their impact on productivity growth. The vast 
majority of people in the informal economy are there because their low skill levels exclude them from more 
formal activity, or because formal economic activity cannot absorb more employment. In such cases their 
informal activity increases the level of economic activity above what it otherwise would have been and 
therefore supports inclusive growth. It is only where the costs of formalisation (taxes, administrative and 

 
9 International Labour Organisation (undated). “Conclusions concerning decent work and the informal economy.”    
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legislative compliance etc.) cause people who would otherwise operate formally to choose to operate 
informally that informal economic activity will have a negative impact on inclusive growth. 

The economies of most African countries have significant levels of informal activity, which is particularly 
important to construction activity generally, and housing construction in particular. Unlike some African 
countries,10 national accounts data in Tanzania does not explicitly quantify the economic contribution of 
informal economic activity – either in the aggregate, or at sector level.  

However, Medina and Schneider (2018)11 estimated that around 52 percent of national income in Tanzania was 
earned from informal activity. Figure 5 contrasts this share with a number of other African countries. The 
contribution of informal incomes to Tanzania’s economy is higher than most of the countries included in the 
analysis.  

Figure 6: Estimated contribution of informal activity to national income across different African countries (between 
1991 and 2015) 

 

Source: Medina and Williams (2018). 

The ILO notes that some countries also include own-account workers engaged in the production of goods 
exclusively for final use by their households, such as subsistence farming and do-it-yourself construction of own 
dwellings, but that most countries exclude such workers from the definition of informal employment. Tanzania 
does not isolate the contribution of “own account” workers in their published GDP data.  

 

 
10 South Africa, for example, includes a specific provision for informal economic impact across different sectors. However, 
even in this case this contribution is estimated, and not updated regularly. 
11 Medina, L. and Schneider, F. (2018). Shadow Economies Around the World: What Did We Learn Over the Last 20 Years? IMF 
Working Paper WP/18/17. January 2018.   
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3 Analysing Tanzania’s housing market 
Taking the demographic trends and socio-economic issues outlined in Section 2 into account, this section 
analyses Tanzania’s housing market in order to develop a better understanding of demand-side and supply-
side housing activity. This approach uses available demographic and housing market statistics to build a picture 
of the housing market structure, housing typologies and affordability segments.  

CAHF acknowledges that this approach does not yet provide a fully comprehensive statistical analysis of 
Tanzania’s housing market, but rather endeavours to encapsulate complex data in a clear way, and make 
reasoned assumptions regarding important housing market data that is not yet comprehensively available in 
order that a clear picture of the most prevalent trends in a housing market can be understood.12  

3.1 Housing market ‘pyramid’ 

A useful way of analysing the demand profile of a country’s households is to dissect the market into income or 
affordability categories. While housing affordability is not necessarily directly proportional to household 
income, in the absence of detailed statistics on levels of housing expenditure, household income distributions 
offer a useful proxy. Table 1 above showed the distribution of Tanzanian households according to urbanisation 
status (rural and urban) in 2018 and disaggregated by household income categories (measured in PPP$) 
according to CGIDD (2019) data.  

Of the 12.3 million households in Tanzania in 2018, approximately two thirds were rural and one third urban: 
8.2 million households (67 percent) are classified as rural, and 4.2 million (33 percent) as urban. Of this urban 
population, 1.5 million households (12 percent of the total) live in major cities, and 2.7 million households (22 
percent of the total) live in other urban areas. 

Figure 7 below shows the estimated income distribution of Tanzanian households in urban and rural areas in 
2018. The two-thirds of households that are rural are shown (in dark blue) on the left of the y axis and the one-
third of households that are urban are shown  (in orange) on the right side of the y axis. These are contrasted 
with a grey ‘pyramid’ that shows the conceptual outline of household income, with greater proportions of 
households the lower household incomes are. 

The numbers of households per income band form the urban and rural household income distributions. These 
are calculated using CGIDD (2019) household income data (in PPP$ and converted to TZS13) for Tanzania in 
2018, as outlined in Table 1 above. This household income distribution shows the relatively larger proportion of 
households in rural areas in lower-income groups in relation to the relatively higher-income profile of urban 
households. An estimated distribution of household numbers in different income categories is provided as well. 

Figure 7 illustrates that Tanzania’s population distribution, like many other African countries, has a higher 
proportion of urban households in the lower-middle income groups in relation to those earning very little 
income. On the right hand side of this Figure, pictures illustrate indicative house types that may be affordable 
to households with such incomes. Considering the estimated number of households in each income band, it is 
clear that there are very few households in the upper-income categories (over PPP$2 000 per month household 
income). This has important implications for overall housing affordability, and will be discussed further later in 
the report. 

 

 

 
12 In an ideal situation, national demographic, income and housing data would provide sufficient statistical bases to generate 
more accurate and current profiles of household distribution (rural / urban / large cities); income distribution; tenure and 
housing conditions. An important part of CAHF’s work is to assist to collate and analyse existing information on a country, 
in order that a clear data agenda is developed clarifying what data is available, and what data and information is not yet 
generated in a statistically robust way that is important for understanding and optimizing Tanzania’s housing sector policy 
and economic activity. CAHF’s Tanzania Data Agenda, Rental Study and this Economic Value Chain and Cost Benchmarking 
work are all components of CAHF’s efforts to improve the understanding of available data and to present the most 
comprehensive set of data possible for Tanzania as a basis for housing policy development. 
13 CGIDD’s PPP$ income categories are converted into Tanzanian Shillings in PPP equivalents using the IFC’s local currency 
PPP conversion table for 2018. See https://data.worldbank.org/indicator/PA.NUS.PPP?locations=TZ 

 

https://data.worldbank.org/indicator/PA.NUS.PPP?locations=TZ
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Figure 7: Notional household income pyramid versus actual income distribution (2018) 

Source: Based on CGIDD (2019) income data and population growth estimates; IFC (2018) PPP currency conversion rates; 
population growth estimates and own calculations. CGIDD PPP$ income bands are converted to Tanzanian Shillings using the 
IFC’s international PPP conversion rate for 2018. Percentages superimposed on the coloured areas of the Figure indicate the 
proportion of households per income band (rural = 100; urban = 100). 

Urban Tanzania is dominated by one metropolitan area, Dar es Salaam. Of the 35 percent of all households in 
Tanzania that are urban, over one-third (35 percent) reside in Dar es Salaam (approximately 2.7 million people, 
or 1.5 million households). The next largest urban area is Mwanza with a population of 1.12 million people (21.9 
percent of the urban population). Excluding Dar es Salaam and Mwanza, Tanzania has fourteen other cities with 
between 100 000 and one million people.14 Dar es Salaam’s household income profile has an even larger 
proportion of households in higher-income categories. It is important to note that on average the affordability 
of households in Dar es Salaam is significantly higher than in other urban areas, which in turn is significantly 
higher than amongst rural households. 

3.2 Housing tenure 

Based on these rural and urban household income distributions in Figure 7 above, it is now possible to 
superimpose on this figure the estimated tenure conditions of households in Tanzania. Figure 8 uses prior 
census data and other information sources to build an estimate of tenure conditions of households in urban and 
rural areas across the household income spectrum.    

 

 

 

 

 

 

 

 

 

14 World Population Review (2020). Population of Cities in Tanzania (2020). 
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Figure 8: Notional household tenure distribution in Tanzania (2018) 

 

Source: Based on National Bureau of Statistics Census 2012 (2014), Household Budget Survey (2017/18) data; CGIDD (2019) 
income data and population growth estimates; IFC (2018) PPP currency conversion rates; population growth estimates and own 
calculations.  

Figure 8 shows that of the 33 percent of Tanzania’s households that live in urban areas, tenure is split into 43 
percent rental  and 7 percent indicating they live ‘for free’ – these two figures round up to the 51 percent shown 
in yellow in the Figure. Approximately 49 percent own housing in some form (shown in blue), including a range 
of different forms of ownership including Customary Ownership, Title Deeds, Residential Licenses, contracts 
and offers (Census 201215). In urban areas, Customary Ownership and Title Deeds are the most prevalent forms 
of tenure. The Census (2012) indicates that 31 percent of all households (and 24 percent of all urban households) 
have no legal right to their housing. 

In Dar es Salaam, an estimated 54 percent of households rent. This will almost certainly increase in the future 
with the forecast of rapid urban growth and given the very limited capacity of Tanzania’s formal housing system 
to deliver affordable housing for purchase. As with other developing urban housing markets, it is assumed that 
levels of rental will increase in line with lower household income levels. It is more likely that higher-income 
households will be able to access land or housing to purchase, and also that where households own housing, 
rental is often a significant source of household income.  

Of the 67 percent of households that live in rural areas, 94 percent of households own their housing and 6 
percent rent. It is also likely that as rural populations continue to grow, levels of ownership will decrease and 
rental will increase as households face greater pressures in accessing rural land. Given the generally fair 
practices for rural land allocations and ownership, it is assumed that rental is roughly equal across the income 
bands, except for at the very lowest incomes where it is unlikely that rentals could be afforded. 

It is important for there to be a mix of ownership and rental in any housing market, and ratios of rental to 
ownership vary significantly across the world. While rental markets in developing countries offer an important 
first foothold for new urban migrants and newly formed households that offers more locational and income 
flexibility, rental could also be the default choice out of desperation for many households who like to, but 
cannot, purchase housing. Therefore, housing markets in developing countries in which rental markets (and 
specifically informal rental markets) dominate are more an indicator of a faltering housing development sector 
than the expressed tenure choices of households.  

 

15 Tanzania National Bureau of Statistics (2014). Population and Housing Census, 2012.  
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3.3 Housing affordability 

Table 3 below outlines the estimated indicative housing affordability of Tanzanian households. Firstly, the 
monthly amounts that households could afford to pay for rent or as regular finance repayments are calculated. 
In the absence of detailed affordability studies, an average figure of 25 percent of household income spent on 
housing is used as a proxy. This amount is then used to calculate the approximate mortgageable product 
affordable under prevailing mortgage finance terms in Tanzania (using CAHF’s Housing Affordability 
Calculator16). These assume a 20 percent down payment, 25 percent of gross income spent on mortgage 
repayments, and a prevailing mortgage interest rate of 19 percent over 20 years. 

Table 3: Estimated housing affordability in Tanzania (2018) 

Source: CGIDD (2019), CAHF Housing Affordability Calculator and own calculations. Local currency converted from PPP$ using 
IFC (2018) PPP currency conversion rates. 

It is important to note that the above calculations assume that conditions enabling effective housing demand 
are in place:  

• First, that a household would be able to afford at least 25 percent of gross income for housing rent or 
mortgage payments;  

• Second that the household could secure a mortgage at prevailing terms and conditions from a local 
mortgage bank; and  

• Third, that a product of this price is available in the market to purchase or rent.  

Clearly, for many Tanzanian households one or more of these conditions are difficult to achieve. In addition, 
the lower a household’s income, the less likely they are to be able to secure mortgage finance, and other 
(unsecured) credit instruments are generally over shorter terms with higher interest rates, which would reduce 
total housing affordability further. Figure 9 below shows a notional overview of affordability using the housing 
pyramid, along with the approximate type and size of house that each income category could afford. 

 

 

 

 

 

 

 

 

 

 
16 CAHF (2019). Calculating Mortgage and Housing Affordability in Africa: 2019. 
http://housingfinanceafrica.org/documents/calculating-mortgage-and-housing-affordability-in-africa/ 

http://housingfinanceafrica.org/documents/calculating-mortgage-and-housing-affordability-in-africa/
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Figure 9: Estimated housing affordability in Tanzania (2018) 

 

Source: Based on CGIDD Income data, affordability modelling and housing cost benchmarking. Note that the figures provided 
above are rounded for ease of reference. Percentages superimposed on the coloured areas of the Figure indicate the proportion 
of households per income band (rural = 100; urban  = 100). 

Combining the data from the household income pyramid in Figure 7 above with the housing affordability data 
in Figure 9 provides a better indication of the real housing affordability of Tanzania’s urban households.  Only   
93 500 urban households (2.3 percent of urban households) earn above TZS 2.2 m (PPP$3 000) per month, many 
of whom already own housing. These households could afford housing products costing from TZS 42m / 
PPP$58 000 using mortgage finance. Generally, most newly developed formal housing stock falls into this 
affordability segment, either in housing estates and apartment buildings, or on a bespoke basis by higher-
income households themselves. 

The 187 000 urban households (4.5 percent of urban households) earning between TZS1.5 m (PPP$2 000) and 
TZS2.2 m (PPP$3 000) could afford mortgaged housing costing from PPP$38 500 (TZS 28 m) to PPP$58 000 
(TZS 42 m). It is important to note that, including these above two categories, only 6.8 percent of urban 
households could afford a house costing more than PPP$38 500, if mortgage financing were available.  

Importantly, 742 000 urban households (18 percent of urban households) earn between TZS 0.7m (PPP$1 000) 
and TZS 1.5m (PPP$2 000) per month meaning that their housing affordability is realistically for housing 
products costing between TZS 14 m (PPP$19 300) and TZS 28m (PPP$38 500) should they be able to secure 
mortgage finance. The limited supply of formally developed housing in this price range is not sufficient to meet 
demand in Tanzania, with developers favouring the very thin demand for US$50 000 and above housing in 
higher income groups. 

An estimated 3.1 million urban households (75 percent) earn less than TZS 723 000 (PPP$1 000) per month, 
implying that they require significantly more affordable housing solutions costing below TZS 14 m 
(PPP$19 300). Further, of these 3.1 million households, 1.7 million urban households (40 percent) could only 
afford products costing from PPP$9 600 while the balance (36 percent) would require housing costing less than 
this—and even that is assuming they are able to access housing finance of some sort. In reality, currently most 
of Tanzania’s mortgages are for products costing above US$40 000 which means that unless housing finance is 
made much more widely available in the future, 93 percent of all urban households are excluded from 
mortgaged housing. 
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3.4 Housing supply 

Historically, housing in Tanzania was provided either at an individual level or by government-provided public 
rental or social housing. However, the publicly-led delivery approach is rapidly being overtaken by commercial 
housing markets (both formal and informal). This in turn is resulting in growth in the number and sophistication 
of housing intermediaries in the sector. Developers, contractors, housing financiers and housing market service 
providers and intermediaries are increasingly common. For instance, estate agents (or ‘Dalali’ who broker 
properties for sale and rental) command an increasing proportion of property transactions in urban areas, most 
of whom operate in the informal sector, rather than being formal and registered property estate agents. 
Similarly, the role of local community leaders at sub-ward level (‘Mtaa’) as property brokers is gradually being 
taken over by attorneys (conveyancers) who broker property sales and rental transactions).17  

Tanzania’s existing housing stock is almost completely privately owned. The National Housing Corporation 
currently has only 6 184 rental units under management, which is insignificant in the context of the country’s 
urban housing stock. Tanzania’s urban housing supply can be divided into two main typologies:18  

• Full housing units (Nyumba) that include: Free-standing houses (Nyumba nzima); Semi-detached houses 
(Nyumba/upande kubwa); One structure with multiple attached self-contained rental units (Nyumba 
Upande / Ndogo); and Backyard Units (Nyumba ya uani).  

• A range of Room Letting (Chumba) housing options that include: a Bedroom & sitting room with en suite 
washroom (Chumba sebule); Rooms with en-suite washroom (Chumba master); Rooms with private 
verandahs / patios (Chumba veranda); Rooms with shared services (Chumba pekee);  and Rooms either 
side of a central corridor (Chumba). 

The formal delivery of completed housing units (Nyumba) is very limited, compared to demand. The NHC has 
a limited number of developments under way (for sale and rental). Public and parastatal organisations are 
obligated to provide housing for their staff and do so on a limited basis. Pension funds increasingly invest in 
housing, and complete around 1 000 units per year in total. Co-operatives are estimated to have delivered 
around 1 000 units per annum. In 2018 /19, a total of 130 housing developers entered developments totalling 
24 870 units on the national developers database.19 However, it is not yet known how many of these projects 
have been completed since registration.  

Very few (just under 5 000 in total) Tanzanian houses are mortgage financed, with an average loan size of 
US$36 649.20 This represents only 0.04 percent of all households, however it must be noted that the mortgage 
loan portfolio grew by around 20 percent year-on-year between 2018 and 2019. It is always necessary to start 
to develop a housing finance market amongst those more likely to be able to afford formally constructed, 
mortgage financed housing. However, housing finance markets must broaden (providing housing finance to 
many more Tanzanian households) and deepen (by ensuring housing finance is available to a much greater 
proportion of lower-income households) in order for formally developed housing to be accessible and 
affordable to a greater proportion of Tanzanian households .  

We note that a number of developers (public and private) have recently invested significantly in development 
in Dodoma to provide more housing options for the demand created by the relocation of many political and 
administrative functions to the capital over the last two years. However, even considering this growth in formal 
development in Dodoma, it is unlikely that completions of formal housing units exceeds our estimate of five 
thousand units. This uncertainty around formal delivery indicates the importance of a robust data agenda for 
Tanzania. It is very difficult to understand and develop a country’s housing sector in the absence of more robust 
information on housing delivery. 

It is clear that significantly larger numbers of houses are built informally (both Nyumba and Chumba units) 
mostly by households contracting with informal builders directly. Most households take multiple years of 
incremental saving and building to complete. Tanzania’s urban areas are being substantially changed by the 
construction and occupation of rented rooms (Chumba). The vast majority of urban Tanzanian households 
occupy rooms in various configurations, most of which are rented with a smaller proportion being occupied at 

 
17 CAHF (2020). Urban Rental Housing Market in Tanzania: The Case of Dar es Salaam and Dodoma. Unpublished. 
18 Ibid. 
19 Ibid. 
20 CAHF’s Housing Yearbook (2019) cites Bank of Tanzania data indicating that in 2019 there were 4 996 mortgages 
outstanding with a total value of US$183.1 million, which is an average size of US$36 649 per mortgage outstanding. 
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little or no direct cost. Most of these are constructed and rented out by landowners specifically to cater for the 
rapidly increasing demand for smaller, affordable housing. The most common Chumba configuration is a single 
room with shared toilet with an average rental (without electricity) of around TZS50 000 (US$22) per month. 
This is about 30 percent of the minimum wage salary of a civil servant and 40 percent of the salary of an average 
private sector employee.21 

It is clear from the above analyses of housing supply and demand in Tanzania that there is a large gap between 
the profile and effective demand for housing amongst Tanzania’s urban households, and the number and prices 
of housing developed in the country. We now pursue a deeper analyses of the absolute costs of constructing 
different types of housing in Tanzania, as well as the relative costs of housing construction in Tanzania in 
relation to other sub-Saharan African countries. 

4 Housing cost benchmarking 
CAHF’s Housing Cost Benchmarking methodology enables the calculation and comparison of the costs of a 
standard design and specification house across Africa. The methodology defines key housing typologies, 
defines their design specifications and then develops a detailed cost breakdown comprising up to 300 discrete 
cost elements that are in line with construction conventions across Africa. This costing framework is then 
populated with data for a specific city in each country, in order to compare overall costs of different typologies 
and of specific cost elements or products.  

4.1 Overview of housing cost benchmarking 

CAHF’s intent in undertaking housing cost benchmarking is to provide clear data on housing development costs 
within and between African countries. This supports a more detailed analysis of the composition of housing 
costs, and which aspects of development are relatively more or less expensive than in other countries. This cost 
benchmarking framework can then be used to analyse the differences in costs of alternative typologies and 
sizes of housing, which is a critical aspect of any successful housing development programme.22  

CAHF has selected Dodoma as the city in which to conduct the cost benchmarking analysis for Tanzania. 
Normally, CAHF selects the largest city in a country for analysis. However, Dodoma was selected instead of Dar 
es Salaam due to the severe pressures on the capital’s housing market due to the relocation of political and 
administrative functions from Dar es Salaam in the recent past. The political pressure to consolidate 
government in Dodoma is projected to continue to impact its housing market into the future.  

CAHF has selected six typologies of housing for Tanzania’s cost benchmarking. These include four sizes of 
detached (Nyumba nzima) housing units (35m2, 45m2, 55m2 and 65m2 units) and a 40m2 unit in a medium (five-
story) and higher-rise (eight storey) apartment block.  A brief description of each one is provided below: 

F1: DODOMA 55m2 CAHF House – 46 m2 Two-bedroom, one bath house with 9m2 veranda = total 55m2 
(2019 prices), on 120m2 plot 

F2: DODOMA 45m2 Bungalow – 40 m2 Two-bedroom, one bath house with 5m2 veranda = total 45m2 
(2019 prices), on 120m2 plot 

F3: DODOMA 35m2 Bungalow – 30 m2 One-bedroom, one bath house with 5m2 veranda = total 35m2 
(2019 prices), on 120m2 plot 

F4: DODOMA 240 x 40 m2 two-bedroom apartments in 2 x 5-storey walk-up blocks (2019 prices), on 
6000m2 plot 

F5: DODOMA 240 x 40 m2 two-bedroom apartments in 2 x 8-storey blocks with lifts (2019 prices), on 
4800m2 plot 

F6: DODOMA 500 x 65 m2 Bungalow – three-bedroom, 1.5 bath house on 250m2 plot. Built to normal 
mortgage finance standards.  

 
21 CAHF (2020). Urban Rental Housing Market in Tanzania: The Case of Dar es Salaam and Dodoma. Unpublished. 
22 A more detailed explanation of the housing cost benchmarking methodology is outlined in: CAHF (2019). Benchmarking 
Housing Construction Costs Across Africa. http://housingfinanceafrica.org/documents/using-cahfs-housing-cost-
benchmarking-methodology-to-analyse-housing-costs-in-fifteen-african-countries/ 

http://housingfinanceafrica.org/documents/using-cahfs-housing-cost-benchmarking-methodology-to-analyse-housing-costs-in-fifteen-african-countries/
http://housingfinanceafrica.org/documents/using-cahfs-housing-cost-benchmarking-methodology-to-analyse-housing-costs-in-fifteen-african-countries/
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We note that CAHF does not include these because they are the best, or the only types of affordable housing 
in Tanzania. Rather, offering a selection of different-sized housing units (and some of which are smaller than 
the majority of formally-developed mortgageable housing units) provides an indication of the types, sizes and 
costs of housing that could be formally constructed and mortgage financed. The need to make housing 
development more affordable in Tanzania will be a sustained effort, and we aim to support this process by 
indicating how formal development may begin to develop formal, financeable housing that is affordable to a 
greater proportion of households.   

One of these six typologies for Tanzania is the “55m2 CAHF House”. This is a standardised two-bedroom 
Nyumba nzima style house design and specification that CAHF uses to compare housing costs across Africa. By 
using exactly the same specifications and quantities for analysing its construction cost, we are able to compare 
components of the construction cost across countries and cities in Africa. The detailed specifications of this 
CAHF House are given in Annexure A. 

Table 4 provides a brief description of the six CAHF housing typologies used for the Tanzania Housing Cost 
Benchmarking exercise, along with the total costs of each one in Dollars and Shillings.  

Table 3: Housing cost benchmarking of six housing typologies and total costs (2019) 

 

Source: Own calculations from CAHF Housing Cost Benchmarking model. The dollar prices are calculated from the local currency 
(TZS) input costs collated, based on the prevailing exchange rate at the time of the cost benchmarking (US$1 = TZS 2 301). 

These total costs of the six typologies are aggregated from the detailed country-specific cost inputs entered 
into the standardised Bill of Quantities for each defined housing typology. 

The costs are first divided into seven Level One cost categories: A. Land Costs; B. Infrastructure Costs; C. 
Compliance Costs; D. Construction Costs; E. Other Development Costs; F. Developer Overhead and G. VAT / 
Sales Tax. Level Two categories break these down further into discrete cost categories. These two levels are 
outlined in Table 5 below, along with their calculate costs in Dollars for the six typologies in Tanzania.  

 

 

 

 

 

 

 

 

 



 

TANZANIA’S HOUSING CONSTRUCTION AND HOUSING RENTAL ACTIVITIES | JUNE 2020 29 

 

Table 4: Level 1 and Level 2 housing cost categories for Dodoma, Tanzania 

 

Source: Own calculations from CAHF Housing Cost Benchmarking model. The dollar prices are calculated from the local currency 
(TZS) input costs collated, based on the prevailing exchange rate at the time of the cost benchmarking (US$1 = TZS 2 301). 

Level Two to Level Five cost categories disaggregate this data down to the level of individual inputs (such as 
window frames, geysers, individual plumbing or electrical components). In addition to the building materials 
costs, other costs are also included such as labour costs, fees and licensing and finance costs. Table 6 shows an 
indicative breakdown from Level 1 to Level 5 for finishing products for the CAHF 55m2 house in relation to 
construction labour and materials costs related to general finishes.  
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Table 5: Example of five level cost breakdown – Finishing labour and materials 

 

Source: Own calculations from CAHF Housing Cost Benchmarking model. The dollar prices are calculated from the local currency 
(TZS) input costs collated, based on the prevailing exchange rate at the time of the cost benchmarking (US$1 = TZS 2 301). 
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4.2 Benchmarking housing development costs for Dodoma, Tanzania 

Figure 10 shows the wide variation in the total costs of the standard 55m2 CAHF house across the major cities 
in five African countries, from lowest to highest estimated cost (Pretoria, South Africa; Lagos, Nigeria; 
Kampala, Uganda; Dodoma, Tanzania and Nairobi, Kenya). This comparison shows that the cost of building a 
basic mortgageable house in Dodoma is the second-highest of the five countries at US$60 689, costing more 
than South Africa at US$40 199, Lagos (US$52 103) and Kampala (US$58 596). Building the standard house in 
Dodoma is therefore 51 percent more expensive than in Pretoria, while in Nairobi (the most expensive of the 
five cities) it is 7.5 percent more expensive than in Dodoma and 62 percent more expensive than Pretoria.  

Figure 10: Cost comparison of the standard CAHF house (2019) 

 

Source: Own calculations from Housing Cost Benchmarking model. The dollar prices are calculated from the local currency (TZS) 
input costs collated, based on the prevailing exchange rate at the time of the cost benchmarking (US$1 = TZS 2 301). 

This analysis indicates the relative expense of housing construction in Dodoma, Tanzania and the significant 
potential to reduce housing construction costs. Initiatives that assist to reduce development costs would 
benefit all housing construction activity in Tanzania. In fact, given the amount of shared inputs in the 
construction sector (such as sand, cement and steel), moderating or reducing construction and construction 
input costs would benefit the entire construction sector. 

4.3 Housing cost breakdown for Dodoma, Tanzania 

To understand the reasons for these high costs of construction in Tanzania and the cost differences between 
countries, Figure 11 shows the cost breakdown into the Level One cost categories in Dodoma, Tanzania.23 The 
cost breakdown shows that the majority of the total cost is for construction-related inputs, but these only 
comprise 43 percent (US$25 830) of the total house cost. The next largest cost categories are infrastructure (14 
percent / US$8 632); VAT (15 percent / US$8 783);  developer overhead (10 percent / US$6 021); other 
development costs (7 percent / US$4 098); compliance costs (7 percent / US$3 923) and then land cost (6 percent  
/ US$3 401). 

 
23 Level One cost categories are:   A. Land Costs; B. Infrastructure Costs; C. Compliance Costs; D. Construction Costs; E. 
Other Development Costs; F. Developer Overhead and G. VAT / Sales Tax. 
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Figure 11: Cost breakdown of the standard CAHF house (2019) in Dodoma, Tanzania 

 

Source: Own calculations from Housing Cost Benchmarking model. 

4.4 Comparing housing cost components across five countries 

Figure 12 compares the Level One costs of the standard CAHF house across the five cities – in monetary terms, 
and below that as a percentage of total development cost. Land costs, compliance costs, construction costs, 
developer overheads and VAT are all second-highest in cost across the five benchmarked countries, in line with 
Dodoma’s overall cost ranking. However, infrastructure costs in Dodoma are calculated to be the highest across 
the five countries. Other development costs (which include for instance holding costs) are the second lowest 
among the five countries.  

Figure 12: Comparison of cost of standard CAHF House between countries (2019) 
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Source: Own calculations from Housing Cost Benchmarking model. The dollar prices are calculated from the local currency (TZS) 
input costs collated, based on the prevailing exchange rate at the time of the cost benchmarking (US$1 = TZS 2 301). 

This analysis indicates that - relatively speaking – Tanzania’s aggregate housing costs are the second highest in 
the sample of five countries in sub-Saharan Africa. There is therefore significant potential to reduce housing 
costs in many cost categories. Critically, interventions aimed at reducing the construction costs (materials and 
labour) offer significant potential for cost reduction given that they are calculated to be 55 percent higher than 
South Africa’s. This should include a review of import tariffs, as well as stimulation of local manufacturing and 
services sectors that are responsible for the local production of building inputs.  

In addition, improving the processes that inflate servicing of land to the highest amongst the five countries is a 
critical intervention. Even in cost categories in which Dodoma’s benchmarked costs are not the highest, there 
is potential to further reduce these costs, such as high finance costs that drive up holding costs and additional 
cost burdens caused by delays in permitting processes.  

It is further important to note that while this benchmarking analysis compares the standard CAHF 55m2 house, 
less expensive housing products will cost less to construct, but generally require similar inputs for land, servicing 
and other non-construction costs. Therefore, streamlining processes in order to speed up land planning and 
titling and reduce delays in construction will improve the overall cost for lower-cost houses relatively more than 
for higher-cost houses. 

4.5 Comparing costs of six housing typologies in Dodoma, Tanzania 

To further deepen the cost benchmarking research, CAHF compared the costs of six alternative housing 
typologies and sizes in Dodoma. Dodoma was chosen as the centre for cost benchmarking due to the renewed 
pressure from the current administration to move key political and administrative services to the capital, and 
away from Dar es Salaam. Table 5 above specified the six types (F1 to F6) and shows the Tanzanian Shillings 
and US Dollar costs. These typologies are chosen to indicate the relative costs of smaller houses (55 m2, 45 m2 
and 35 m2), as well as alternative built forms (detached single storey bungalows, medium-rise walk-up 
apartments and high rise apartments). Figure 13 shows the total cost of each of these alternative housing 
typologies (F1 – F6), along with illustrations of the nature of the product costed. 
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Figure 13: Comparative unit costs of six housing typologies in Dodoma, Tanzania 

Source: CAHF Housing Cost Benchmarking analysis.  

The cost of the smallest unit (F3 - 35 m2 bungalow) is US$49 782 (TZS 115 m). The 45 m2 bungalow (F2) costs 
US$6 523 more than this (US$56 305, or TZS 130 m), implying a 13 percent cost increment for a 28 percent 
increase in house area, noting that land and infrastructure specifications are similar for both units. Further, the 
55 m2  bungalow (F1) costs an additional US$4 384, or 8 percent more (at US$60 589, or TZS 140 m) for an 
additional 22 percent house size over the 45m2 bungalow. The reasons for these incremental changes in cost 
are that the costs of the land, infrastructure, compliance and overhead costs are relatively similar across the 
three units. It is only the construction element of the cost that benefits from reduced sizes. However, it is 
important to note that decreases in unit sizes facilitate important cost reductions that significantly improve the 
affordability of these products.  

Comparing the costs of the 40 m2 multi-storey apartments with the similar sized (45m2) bungalow (F2) shows 
that the five- storey walk-up typology (F4) costs US$3 710 (6,5 percent) less, and the eight-storey apartment 
typology (F5) costs US$3 980 (7 percent) more than the similar sized (45 m2) bungalow. This indicates the 
relatively small price increments for vertical construction, which can yield significant efficiency improvements 
in city structure in the longer term. The main reasons for this are the lower contribution of land and service costs 
in multi-storey construction, as well as the increasingly expensive costs of higher-rise construction due to the 
need for enhanced construction technology, materials and fittings. 

We note that in a number of countries where CAHF has undertaken housing cost benchmarking, the total cost 
of our benchmarked housing products are often viewed by developers as high in comparison to what may be 
costed for or delivered in the formal housing markets in those countries and cities. However, this generally has 
to do with how developers price for their specific units. Either total development costs are under-estimated 
prior to development, or developers may not fully-cost all aspects of development. Notably, the use of land 
that is already owned and paid for is often under-costed, and in many countries the major developers obtain 
special development dispensations from government in the form of contributions to affordable housing 
development—such as free or reduced-cost land or access to serviced land parcels or at least bulk infrastructure 
connections. A further factor that often influences total costs is the under-estimation of the impact of holding 
costs, which are accounted for in our model through the addition of finance charges. CAHF takes the view that 
it is important to understand total development costs, even if in reality some of these are partly or fully-covered 
and not recovered in the final price paid by purchasers. If housing sectors are to develop housing at scale, it is 
imperative that the total costs of providing these are transparent and available to all developers to foster a 
growing and competitive housing sector. 

Figure 14 shows the comparative Level One costs of these six benchmarked housing typologies. From this 
breakdown it is clear that the higher-density multi-storey configurations increase average construction costs 
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per unit (with higher buildings requiring higher-specification construction and fittings such as lifts and 
emergency exits). However, there are significant savings on infrastructure costs that substantially offset the 
construction cost increases. It must be noted that this analysis only considers the initial development cost of 
such units, and assumes availability of suitable land and bulk infrastructure capacity to link to. In addition, there 
are a myriad of other life-cycle cost benefits of multi-storey construction, including the benefits of more dense 
city form and its impact on transport costs, accessibility to urban services and maintenance costs over time. 

Figure 14: Comparative costs of different housing typologies in Dodoma, Tanzania (2019) 

 

Source: CAHF Housing Cost Benchmarking analysis. Units are shown in order of descending total unit costs. 

5 Tanzania’s residential construction and rental housing 
economy 

Whereas the CAHF Housing Cost Benchmarking analysis conducted in Section 4 analyses construction costs at 
the level of individual housing units and the comparative costs of these in relation to other countries, this 
section deals with the aggregate contribution of all types of housing construction and housing rental activity – 
both formal and informal - to Tanzania’s economy. This section places these activities into economic value 
chains that describe not just their economic contribution , but also their links with other sectors of the economy 
that may represent both “upstream” intermediate input suppliers and “downstream” customers. An economic 
value chain is a useful tool for identifying and quantifying key dependencies, risks, threats and opportunities 
facing that sector or activity, and thereby facilitates more effective policies.  

While economies are generally divided into different sectors according to generally-accepted definitions – such 
as the International Standard Industrial Classification (ISIC) - for statistical and analytical purposes, it is 
important to recognise that this delineation is somewhat arbitrary and the activities in one of these sectors are 
usually linked to numerous other sectors. Many businesses may also choose to vertically integrate activities 
that fall within the definition of other sectors for efficiency and other reasons. For example, a large construction 
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contractor may choose to employ architects, engineers and quantity surveyors within its business – rather than 
outsource these functions. In this case, the value added by these activities would be incorporated into the GVA 
of the construction sector, whereas if they were outsourced, their value added would be captured under 
business services (included in the Finance, insurance, real estate and business services sector in the economic 
analysis in Section 2 above). 

5.1 The theory of housing economic value chains 

An economic value chain describes the linkages and quantifies the economic value creation in an economy 
arising from a specific type of activity. Producing residential housing involves construction value-adding 
activities (digging and laying foundations, bricklaying, plastering carpentry, plumbing, electrical, tiling, roofing 
etc), while housing rental incorporates real estate and (potentially) a range of other value adding services.  

The Housing Economic Value Chain (HEVC) describes the extent to which developers, contractors and 
households add value to the economy during the process of building, improving and renting houses through 
the addition of their intellectual property, management and skills (reflected in labour remuneration), and 
payment of rents and interest, and generation of profits (collectively termed the gross operating surplus). 

Figure 15 outlines an indicative or typical housing economic value chain. It shows the upstream intermediate 
inputs required to support the processes through which the housing sector adds value to these inputs to create 
housing stock that can be used to meet the cross section of housing needs in Tanzania. A more detailed 
description of the workings of the HEVC is included in Annexure B.  

Figure 15: The Housing Economic Value Chain 

 

Source: Gardner, D. and Lockwood, K. (2019). Comparing Housing Economic Value Chains in Four African Countries. Page 9. 25 
March 2019.  

In order to engage in these value-adding activities, contractors and lessors need to purchase material and 
service inputs from other “upstream” sectors of the economy. The HEVC sets out what raw materials, 
manufactured goods and services (intermediate inputs) are required to support housing construction and rental 
activity, and which sectors these are sourced from. The combined impact of the value adding activity in housing 
construction and rental and the purchase of intermediate inputs in support of those activities constitutes the 
direct impact of those activities.  

The value of domestic production (output) of housing stock and housing rental services in a particular period 
comprises the sum of the value of intermediate inputs purchased from upstream sectors and the gross value 
added in the housing construction and housing rental sectors, adjusted to include the net value of any indirect 
taxes imposed on these activities less any subsidies provided. In other value chains, the value of domestic 
production may be supplemented by imports of those products and reduced by exports. However, the nature 
of the products in the HEVC (e.g. houses) means that they are generally not internationally tradeable and must 
be supplied in the same location as they are “consumed”.  
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The output of the HEVC is used to meet the demand from different consumer groups. The value of constructed 
houses is classified as gross fixed capital formation because houses form part of the fixed capital stock of the 
country. Payments for the renting of housing are classed as household consumption expenditure. Both gross 
fixed capital formation and final consumption expenditure by households constitute parts of final demand in 
the economy.24  

If–on a common pricing basis–the value of additional housing constructed in a particular period exceeds that 
which is “consumed” through use or destroyed, then the value of the country’s housing stock increases, 
implying more households can be housed, and/or that there have been qualitative improvements in the housing 
that people are already accommodated in. The estimated growth in the number of households discussed above 
suggests that in order to avoid a growing housing backlog, Tanzania needs to add at least 400 000 additional 
dwellings to its stock of housing each year.25 This would enable people to satisfy their basic need for shelter and 
- if appropriately located - facilitate enhanced participation in the economy. It would also contribute to an 
increase in the productive capacity of the economy as a whole. 

The suppliers of intermediate inputs into the housing construction and housing rental value chains each have 
their own unique value chains that support the production of those inputs. In order for these suppliers to fulfil 
the orders for their products, they must – in turn – place orders with their suppliers. The activity stimulated in 
these other “upstream” sectors as a result of the activities within the HEVC constitutes the indirect impact of 
those housing construction and rental activities.  

Finally, the direct and indirect impacts of the HEVC generate factor incomes for the owners of the production 
factors that are used in these activities. This consists of the labour remuneration, interest and rental payments 
made by the production entities, and any profits generated through these direct and indirect activities. These 
income streams form part of household incomes and when they are spent on products that households typically 
consume (such as food, clothing, household appliances, education, health care, personal services and even 
housing itself), they generate an induced impact in value chains that may have no discernible link to either 
housing construction or housing rental. The sum of the direct, indirect and induced impacts of housing 
construction and rental activities in an economy constitute the economy-wide impact of those activities as 
reflected in Figure 16. 

Figure 16: The different impacts of a sales stimulus on the economy 

 
Source: Keith Lockwood. 

 
24 In many value chains, varying portions of the production available to satisfy domestic demand may be purchased as 
intermediate inputs into other value chains and production processes. This is regarded as intermediate demand. All of the 
output of the HEVC is used to satisfy final demand. 
25 In addition to accommodation for newly-formed households, additional units need to be produced to replace units that 
are no longer habitable due to age, or are destroyed in natural disasters or through demolition. 
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The ability to estimate these various impacts in any economy with some degree of accuracy depends largely on 
the accuracy and availability of relevant data. The linkages between the production of a particular product (such 
as a house) and other industries in an economy is usually captured in a supply and use table (SUT). While some 
countries have the necessary data to construct quite detailed SUTs, in other countries, data availability and 
quality is poor and SUTs have either not been constructed at all, or exist only at a very high level with limited 
disaggregation into a range of products. Fortunately Tanzania has a relatively recent (2015) SUT. Although it is 
not sufficiently disaggregated to isolate housing construction and residential rental activities, it does provide 
insights into the sector composition of intermediate inputs into both the Construction and Real estate sectors, 
and also provides an indication of the factor composition of the value added in each of these sectors.  

DATA REQUIREMENTS 

Analysing the scale and composition of the housing construction and rental markets requires data. The 
composition of intermediate inputs, gross value added and the gross output of a particular activity can 
usually be derived from a relatively comprehensive Supply and Use Table (SUT). This typically provides an 
indication of the split between intermediate inputs and GVA, the sector composition of intermediate inputs, 
and the value added by labour and capital at the level of the whole construction and real estate sectors. The 
scale of investment in housing and of household spending on rents is typically derived from the national 
accounts. The former may be expressly stipulated as a component of gross fixed capital formation, while the 
latter is usually derived by applying a spending weight from the Consumer Price Index to the aggregate for 
final consumption expenditure by households. The figure below shows the various elements of the HEVCs 
and the typical sources of data used in their construction. 

 

Fortunately, Tanzania has a relatively recent SUT for 2015. We have used this to estimate the composition of 
both the gross value added and intermediate inputs for the construction and real estate sectors as a whole, 
and have assumed that similar ratios were applicable to housing construction and housing rental 
respectively. However, it was a challenge to estimate the scale of spending on housing construction and 
rental.  

While Tanzania’s National Bureau of Statistics (NBS) do estimate the share of buildings contributed to gross 
fixed capital formation they do not distinguish between residential and non-residential buildings. The share 
of housing construction therefore had to be estimated by referring to similar studies undertaken for other 
countries in East Africa (Kenya, Rwanda and Uganda). We have assumed that spending on housing 
represented 29 percent of total gross fixed capital formation in 2018, which is similar to the ratio for Uganda.  

The NBS also does not publish the weight in the CPI “basket” attributable to actual and imputed housing 
rents separately. They do publish a consolidated weight for Housing, Water, Electricity, Gas and Other Fuel 
that indicates that in 2011/12, Tanzanian households spent an average of 11.6 percent of their total 
household expenditure on these items. We have assumed that 50 percent of this (equivalent to 5.8 percent of 
total household consumption spending) was spent on housing rentals.  
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5.2 The housing construction value chain in Tanzania 

As has been noted, producing residential housing involves construction value-adding activities that are typically 
coordinated and undertaken by contractors, who may be formal or informal entities. In order to construct a 
dwelling, the contractors need to purchase intermediate inputs from suppliers. These intermediate inputs are 
sourced from many different sectors of the economy. Some inputs - such as raw timber, sand and stone - are 
sourced from the primary economic sectors, while others - such as window frames, doors, roof trusses, cement, 
bricks, ceiling boards, roof sheeting, reinforcing bar, nails, screws, plumbing fittings etc. - are procured from 
secondary sectors. In addition, a number of service inputs such as transport, financial services, architectural and 
legal services may also need to be purchased by those engaged in constructing a house. The combined value of 
the intermediate inputs purchased plus the gross value added by contractors (adjusted by any indirect taxes 
and subsidies levied on these activities) represents the value of dwellings produced in a particular period that is 
available to satisfy the demand for housing.  

Changes in inventories of housing effectively serve to balance production and expenditure on housing in a 
particular period. If expenditure on housing is less than the value of housing production, then the stock of unsold 
houses at the end of that period will increase. This stock will be available for sale in subsequent periods. 
Conversely, if expenditure on housing exceeds the value of housing production, then the stock of unsold houses 
will decline.  

In our discussion of the projected growth in the number of households in Tanzania above, we estimated that 
around 400 000 additional households would be formed each year over the next five years (till 2025). Tanzania’s 
National Bureau of Statistics (NBS) does not publish statistics about housing construction (such as building 
plans passed, buildings completed etc.), so it is hard to assess the current level of formal housing production in 
the country (see Section 3.4 above).  

As has been noted, expenditure on housing in a particular period forms part of gross fixed capital formation. 
While the NBS publishes a breakdown of gross capital formation as part of the national accounts, this data does 
not differentiate between residential and non-residential buildings. This makes it difficult to apportion the 
housing construction component to the value chain using official figures. The composition of gross fixed capital 
formation is reflected in Table 7. It shows that buildings and structures as a share of total gross fixed capital 
formation increased from under 65 percent in 2012 to over 82 percent in 2018. 

 

 If housing construction and rental’s potential to contribute to Tanzania’s economy is to be fully realised then 
it is important that data that reflects the scale of these activities and their contributions to the country’s GDP 
are a) collected and published; and b) that the quality of such estimates is progressively improved over time.  
This will require that published national accounts estimates of gross fixed capital formation include a 
breakdown by type of asset that separately identifies spending on housing. It is also necessary to 
disaggregate the weight in the Consumer Price Index for housing, water, electricity, gas and other fuels so 
that actual and imputed rents are shown separately. This will make it possible to calculate aggregate 
household spending on these items by multiplying these weights by the published estimates for final 
consumption expenditure by households. Given the pace of urbanisation in Tanzania, and other structural 
changes in household spending, it will also be necessary for the NBS to regularly recalculate expenditure 
weights. It is doubtful that spending patterns in 2011/12 still provide an accurate reflection of those of an 
average household in 2020. 

Similarly, given the rapid changes in the structure of the Tanzanian economy, it will be necessary to regularly 
review the SUT and to seek to make it more detailed and comprehensive over time. Detailed sector studies – 
such as the Housing Cost Benchmarking analysis included in this report - can assist in improving the quality 
of the SUT (and the accuracy of the national accounts) over time. Another challenge facing the NBS is to 
properly account for the contribution of informal activity to the output of each sector. While it is clear that 
the contribution of the informal economy to both housing construction and housing rental is very significant, 
we are unable to estimate exactly what that role might be, and the extent to which existing sector estimates 
may be under- or over- estimated as a result. 
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Table 6: The composition of gross fixed capital formation on the Tanzanian mainland 

Type of Capital formation  2012 2013 2014 2015 2016 2017 2018 

A. Gross Fixed Capital Formation 100% 100% 100% 100% 100% 100% 100% 

1. Buildings and Structures 64.8% 72.3% 70.1% 75.8% 78.1% 80.4% 82.1% 

2. Transport Equipment 7.0% 5.6% 6.7% 5.5% 4.3% 3.4% 3.6% 

3. Machinery and Equipment 20.4% 14.5% 15.2% 10.6% 9.7% 8.9% 7.1% 

4. Other Machinery and 
Equipment 

4.3% 4.0% 4.2% 3.9% 3.9% 3.4% 3.5% 

5. Animal Resources 1.2% 1.2% 1.2% 1.2% 1.2% 1.1% 1.0% 

6. Research and Development 2.3% 2.4% 2.7% 2.9% 2.9% 2.8% 2.6% 

Source: National Bureau of Statistics (2019). National Accounts Statistics of Tanzania Mainland Tables 2018. 

Until we are able to source official figures that help to quantify the scale of housing construction, we are 
required to make assumptions regarding the share of housing construction of total buildings. In doing so, we 
have drawn on corresponding data derived from our analysis of other countries in the region (Kenya26, 
Rwanda27, Uganda28) that reflect the ratio of spending on housing to total construction activity.  We have 
assumed that the output of housing construction contributed 29 percent of the value of total gross fixed capital 
formation in 2018 – which is similar to that of Uganda. 

Figure 17 reflects the estimated economic value chain for housing construction in Tanzania in 2018. 

Figure 17: Estimated housing construction economic value chain for Tanzania in 2018 

 

Source: Calculations by Keith Lockwood based on information from Tanzania’s National Bureau of Statistics, the Bank of 
Tanzania and additional assumptions. 

 
26 Gardner, D.  Pienaar, J. Lockwood, K and Maina, M. Assessing Kenya's Affordable Housing Market. CAHF. 30 April 2019.  
27 Gardner, D.  Pienaar, J. and Lockwood, K. Assessing Rwanda's Affordable Housing Sector. CAHF. 29 March 2019.  
28 Gardner, D.  Pienaar, J. and Lockwood, K. Uganda’s Housing Construction and Housing Rental Activities: Housing 
Economic Value Chain and Housing Cost Benchmarking Analysis. CAHF. Unpublished. 
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The analysis indicates that in 2018, Tanzania invested almost TZS14.6 trillion (equivalent to US$6.5 billion at 
prevailing exchange rates) in the production of dwellings. Of this, 60 percent comprised intermediate inputs 
into the construction process and the remaining 40 percent was value added by construction-related activity.  
Compositionally, 10 percent of intermediate inputs were sourced from primary sectors, 60 percent from 
secondary sectors and 30 percent from tertiary sectors. Based on the data for the whole construction sector 
reflected in the 2015 SUT, we estimate that 15.8 percent of intermediate inputs into housing construction were 
imported. This constitutes a leakage from the Tanzanian economy, and reduces the direct output multiplier of 
housing construction. Based on our analysis of the 2015 SUT, we also estimate that 13 percent of the gross value 
added by housing construction could be ascribed to labour remuneration and 87 percent to gross value added. 
The SUT indicates that indirect taxes and subsidies in the construction sector were insignificant. Tanzania has 
a nominal VAT rate of 18 percent, but it is not clear what the effective rate is based on actual collections.  Given 
a relatively high contribution of informal activity, VAT collections on the GVA portion of the housing 
construction sector are likely to be relatively low. 

Intermediate inputs into dwelling construction were equivalent to a very significant 6.7 percent of Tanzania’s 
GDP in 2018, while the gross value added contributed 4.5 percent. These impacts are substantially greater than 
in South Africa, where intermediate inputs into housing construction were equivalent to 1.2 percent of GDP in 
2018 and the GVA only contributed 0.5 percent of GDP. 

5 . 2 . 1  E m p l o y m en t  i n  d w e l l i n g  c o n s tr u c t i on  

In the absence of comprehensive data reflecting total employment in the construction sector as a whole, or 
average remuneration of all types of labour in construction, it is difficult to estimate how many people were 
engaged in dwelling construction in 2018. The 2016 Statistical Abstract published by the National Bureau of 
Statistics indicates that in 2014, the construction sector on Tanzania’s mainland (i.e. excluding Zanzibar) 
employed a total of 422 395 people29. The nature of the employers involved is reflected in Figure 18. It indicates 
97 percent of people employed in construction at that time were in the private sector (56 percent informal and 
41 percent formal). 

Figure 18: Composition of employment in construction by employer 

 

Source: National Bureau of Statistics, 2017. Statistical Abstract 2016. Page 31. July 2017.  

 

 
29 Care should be taken in using NBS Excel spreadsheets with this employment data as the figures provided are not aligned, 
creating significant potential for error. 
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If employment engaged in housing construction is estimated based on the estimated share of total construction 
GVA attributable to housing construction (as reflected in  the value chain above), it implies that around 160 510 
people were employed in the housing construction sector. However, this seems conservative: if it is assumed 
that most (80 percent) of informally-employed workers, 90 percent of those classed as household duties, 80 
percent of private sector (agriculture), 40 percent of private sector (non-agriculture) and smaller percentages 
of the remaining categories (10 percent to 20 percent) were engaged in housing construction, then 
employment would be significantly higher at more than 260 000. 

5.2.1.1 Revealed competitiveness of Tanzania’s trade in building materials 

The economic impacts of activities in one sector are linked to numerous other sectors. Figure 17 above indicates 
that 6o percent of the costs of new housing construction30 in Tanzania comprised intermediate inputs in 2018, 
which shows that the impact of housing construction on other sectors of the economy is more significant than 
the value added by the construction activity itself as the output of housing construction comprised 40 percent 
GVA and 60 percent intermediate inputs – so intermediate inputs from other sectors were greater than the 
GVA. 

In order to optimise the development potential of housing construction and its impact on the broader economy, 
it is necessary to focus attention on these upstream supplier industries as well as the construction sector. 
Interventions that enhance the competitiveness of the local building materials sectors will not only reduce 
import leakages from the economy, but also give rise to a more stable and sustainable economy and have 
spillover benefits for other construction-related activities such as infrastructure development – since many 
building materials (cement, steel, timber, plumbing and electrical materials etc.) are also used in non-
residential and civil construction. As noted above, we estimate that around 15.8 percent of the value of 
intermediate inputs into the housing construction sector are imported. 

The summary results of a revealed competitiveness advantage analysis conducted of Tanzania’s international 
trade in building materials are shown in Table 8. The analysis contrasts Tanzania’s average export growth 
between 2013 and 2018 in each of 44 building material product categories with average growth in world exports 
of the same category over the same period. If Tanzania’s exports increased at a faster rate (or contracted at a 
slower rate) than the corresponding global rate, it indicates that the country’s exporters gained global market 
share over that period and suggests that it has a revealed competitive advantage in the production of that 
product. Conversely, if Tanzania’s exports increased at a slower rate than the global average (or contracted at 
a faster rate), it indicates that its exporters lost global market share and suggests that they have a competitive 
disadvantage in the production of that product. 

Table 7: Revealed competitive advantage of Tanzania's international trade in 44 building materials product categories 

Description 
Number 

of Product 
Categories 

Value of 
Exports in 

2018 
US$m 

Value of 
Imports in 

2018 US$m 

Trade 
Balance 
in 2018 
US$m 

Share of 
Total Value 

of All 
Merchandise 

Exports in 
2018 

Share of 
Total Value 

of All 
Merchandise 

Imports in 
2018 

Average 
Import 
Tariff in 
2018 (%) 

Product categories in 
which Tanzania had 
no exports in 2018, or 
some analysis not 
possible 

4 0.042 0.354 -0.312 0.00% 0.00% 11.70 

Product categories in 
which Tanzania 
gained global market 
share between 2013 
and 2018 

24 71.88 110.65 -38.77 1.88% 1.30% 16.69 

Product categories in 
which Tanzania 

16 57.25 75.43 -18.19 1.49% 0.89% 18.33 

 
30 Note that these estimates exclude land costs. 
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gained global market 
share between 2013 
and 2018 in a growing 
global market 

Product categories in 
which Tanzania 
gained global market 
share between 2013 
and 2018 in a 
declining global 
market 

8 14.63 35.22 -20.58 0.38% 0.41% 13.40 

Product categories in 
which Tanzania lost 
global market share 
between 2013 and 
2018 

16 24.90 86.75 -61.85 0.65% 1.02% 16.71 

Product categories in 
which Tanzania lost 
global market share 
between 2013 and 
2018 in a growing 
global market 

10 3.70 67.98 -64.27 0.10% 0.80% 15.38 

Product categories in 
which Tanzania lost 
global market share 
between 2013 and 
2018 in a declining 
global market 

6 21.20 18.77 2.43 0.55% 0.22% 18.92 

Total for all 44 
building materials 
product categories 

44 96.82 197.75 -100.93 2.53% 2.32% 16.24 

Source: Basic data extracted from www.trademap.org (using COMTRADE data). Figures based on own analysis. 

In comparison with a number of other African countries that we have studied, Tanzania performed relatively 
better, gaining global market share in 24 product categories and losing in only 16. It is, however, noteworthy 
that the country had a trade deficit in 2018 for each of the product category groups reflected in Table 10 with 
the exception of a small surplus in relation to product categories where Tanzania lost global market share in a 
declining global market. The value of exports of products in which the country gained market share was only 
US$71.9 million, while imports for the same product categories amounted to US$110.7 million. 

Overall, the country had a trade deficit in relation of building materials of US$100.9 million in 2018. Given these 
deficits, and Tanzania’s status as a gateway market to the East African region, it is hard to know what 
proportion of building material exports are actually re-exports of products that were imported into the country 
previously, but which cleared Customs before being distributed to neighbouring markets. 

In total, building material exports accounted for 2.53 percent of total merchandise exports in 2018, while 
building material imports accounted for 2.32 percent of total merchandise imports. The average import tariff 
on building materials is estimated at 16.24 percent and was marginally lower on products where the country 
gained global market share than in those categories where it lost global market share. Tariffs ranged from 23.4 
percent on products such as electrical wiring, fasteners and glass to 0 percent on ceramic tiles, marble and slate. 

The product categories in which Tanzanian exporters experienced the most significant global market share 
gains between 2013 and 2018 were: 

• Bricks, blocks, tiles and other ceramic goods of siliceous fossil meals, e.g. kieselguhr, tripolite ... 

• Ceramic building bricks, flooring blocks, support or filler tiles and the like (excluding those ... 
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• Unglazed ceramic flags and paving, hearth or wall tiles; unglazed ceramic mosaic cubes and ... 

• Glazed ceramic flags and paving, hearth or wall tiles; glazed ceramic mosaic cubes and the ... 

• Plywood, veneered panel and similar laminated wood (excluding sheets of compressed wood, cellular  

• Refractory bricks, blocks, tiles and similar refractory ceramic constructional goods (excluding ... 

• Fibreboard of wood or other ligneous materials, whether or not agglomerated with resins or ... 

• Builders' joinery and carpentry, of wood, incl. cellular wood panels, assembled flooring panels, ... 

• Particle board, oriented strand board "OSB" and similar board "e.g. waferboard" of wood or ... 

• Monumental or building stone, natural (excluding slate), worked, and articles; mosaic cubes ... 

In all of the above product categories, the value of Tanzania’s exports averaged annual growth rates that were 
higher than the corresponding growth rates for world exports. The product categories with the highest export 
values in 2018 are reflected in Table 9. These can be contrasted with the data in Table 10, which reflects the 
building material product categories in which Tanzania had the highest import values in 2018. 

Table 8: Building materials with the highest export values in 2018 

Product Category 
Value of Exports 
in 2018 (US$m) 

Wood sawn or chipped lengthwise, sliced or peeled, whether or not planed, sanded or end-
jointed, ... 

28.6 

Cement, incl. cement clinkers, whether or not coloured 21.2 

Ceramic building bricks, flooring blocks, support or filler tiles and the like (excluding those ... 9.8 

Bricks, blocks, tiles and other ceramic goods of siliceous fossil meals, e.g. kieselguhr, tripolite ... 6.9 

Unglazed ceramic flags and paving, hearth or wall tiles; unglazed ceramic mosaic cubes and ... 6.7 

Plywood, veneered panel and similar laminated wood (excluding sheets of compressed wood, 
cellular ... 

4.5 

Tubes, pipes and hoses, and fittings therefor, e.g. joints, elbows, flanges, of plastics 2.7 

Glazed ceramic flags and paving, hearth or wall tiles; glazed ceramic mosaic cubes and the ... 2.6 

Baths, shower-baths, sinks, washbasins, bidets, lavatory pans, seats and covers, flushing 
cisterns ... 

2.1 

Monumental or building stone, natural (excluding slate), worked, and articles; mosaic cubes ... 2.0 

Source: www.trademap.org (using COMTRADE data). 

Table 9: Building materials with the highest import values in 2018 

Product Category 
Value of 

Imports in 2018 
(US$m) 

Bars and rods of iron or non-alloy steel, hot-rolled, in irregularly wound coils 28.3 

Tubes, pipes and hoses, and fittings therefor, e.g. joints, elbows, flanges, of plastics 21.0 

Cement, incl. cement clinkers, whether or not coloured 17.1 
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Screws, bolts, nuts, coach screws, screw hooks, rivets, cotters, cotter pins, washers, incl. ... 15.4 

Float glass and surface ground or polished glass, in sheets, whether or not having an 
absorbent, ... 

14.8 

Unglazed ceramic flags and paving, hearth or wall tiles; unglazed ceramic mosaic cubes and ... 14.5 

Ceramic sinks, washbasins, washbasin pedestals, baths, bidets, water closet pans, flushing ... 11.6 

Angles, shapes and sections of iron or non-alloy steel, n.e.s. 10.0 

Fibreboard of wood or other ligneous materials, whether or not agglomerated with resins or ... 8.9 

Refractory bricks, blocks, tiles and similar refractory ceramic constructional goods (excluding ... 8.5 

Source: www.trademap.org (using COMTRADE data). 

It is noteworthy that Tanzanian exports of building materials to other African countries represented 72.6 
percent31 of the country’s total building material exports, and that exports of these materials to countries that 
are members of COMESA (Common Market for Eastern and Southern Africa) accounted for 99 percent of total 
Tanzanian  building material exports to Africa. This underscores the importance of the regional market to 
Tanzania’s building supply sector. 

A detailed analysis of trade in each of the 44 product categories is included as Annexure C. 

5.3 Housing rental economic value chain 

While the economic impact of constructing a dwelling is only felt during the period/s in which the building 
activity occurs, the impact of residential rental activities tends to perpetuate for as long as the dwelling remains 
part of the housing stock, and is available to let. Once constructed, a dwelling that is available for rent generates 
economic value annually. In the absence of significant shifts in home ownership patterns within a society, and 
given the usable lifespan of most dwellings, the stock of housing available for rent is likely to increase 
consistently over time. So, while the rental value added derived from an individual dwelling may be small in 
comparison to its construction value, the combined value added from the letting of the available stock of 
residential housing can be significant, and may even exceed the value added by housing construction. The 
critical determinants of the economic impact of residential rental are likely to be the proportion of the 
population that chooses (or is only able to) rent their housing and the sophistication of the rental offering. In 
relation to the latter, the informal letting of rooms (room with shared ablutions will typically generate less value 
added than a formal rental of a dwelling that includes a range of additional services, such as cleaning, 
gardening, and security. According to the 2012 Census,32 74.4 percent of Tanzanian households owned their 
main dwellings, while 18.3 percent rented privately and the rest either lived rent free, or had some other rental 
arrangement that may – in some cases – have been subsidised. In rural areas, ownership of the main dwelling 
was higher (88.8 percent), while in urban areas ownership rates were lower at 46.7 percent. Rental 
arrangements were reversed, with less than 12 percent of rural households either involved in some sort of lease, 
or living rent free, while over 53 percent of urban households had similar tenure arrangements. 

Although the NBS publishes estimates of the value added by the real estate sector as part of their national 
accounts, its figures do not distinguish between the letting of residential housing and other forms of real estate 
activity and we have – so far – been unable to find any source that provides a basis for more accurate 
apportionment. 

In the absence of specific estimates of residential real estate value added, the contribution can be estimated 
using a detailed breakdown of the weights of the Consumer Price Index, showing what proportion of household 
expenditure is for paid rents for housing. This weight can then be multiplied by the latest estimates of final 
consumption expenditure by households to obtain an aggregate estimate of rental-related spending. However, 

 
31 Calculated from COMTRADE data accessed via www.trademap.org 
32 National Bureau of Statistics, 2015. Housing condition, Household amenities and Assets Monograph.  2012 Population 
and Household Census. January 2015. https://www.nbs.go.tz/index.php/en/census-surveys/population-and-housing-
census/166-2012-phc-housing-condition-household-amenities-and-assets-monograph 

https://www.nbs.go.tz/index.php/en/census-surveys/population-and-housing-census/166-2012-phc-housing-condition-household-amenities-and-assets-monograph
https://www.nbs.go.tz/index.php/en/census-surveys/population-and-housing-census/166-2012-phc-housing-condition-household-amenities-and-assets-monograph
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Tanzania’s published CPI weights do not isolate household rental spending. Instead, published figures33 indicate 
that in 2015 11.6 percent of the average Tanzanian household’s expenditure was on housing, water, electricity, 
gas and other fuels. It is not clear what proportion of this weight relates to housing rental. 

While we have approached the NBS for access to unpublished data that may provide a basis for more accurate 
estimates, we have in the meantime assumed that 50 percent of household expenditure on housing, water, 
electricity, gas and other fuels was spent on residential rentals. This assumption was informed by studies of 
some other countries that do publish a breakdown of this component of the CPI. For example in Uganda, the 
weight for housing rentals constituted 5.2 percent of the 11.9 percent total weight for housing, water electricity, 
gas and other fuels, while in South Africa rents made up 15.1 percentage points of the 22.6 percent weight for 
housing and utilities.   

Figure 19 shows the estimated value chain for housing rental activities in Tanzania in 2018. It reflects output of 
residential rental services of TZS4 492 billion (US$1 991 million), which was made up of intermediate inputs of 
TZS639 billion (US$283 million) and gross value added of TZS3 852 billion (US$1 708 million). All of this output 
was used to satisfy household demand for rental housing. Intermediate inputs accounted for 14 percent of the 
value of domestic production and GVA the remaining 86 percent. Using the 2015 SUT we were able to estimate 
the sector origin of intermediate inputs for real estate as a whole, and have assumed that this also applies to 
housing rental. On this basis 4 percent of intermediate inputs originated from the primary sectors, 59 percent 
from secondary sectors and the remaining 37 percent from tertiary sectors. The 2015 SUT estimates that 5.3 
percent of intermediate inputs into the real estate sector were imported. We have assumed that a similar 
proportion applies to housing rental. 

Labour remuneration accounted for only 2 percent of gross value added, while the gross operating surplus (the 
sum of interest, rent and profits) contributed 98 percent. Indirect taxes less subsidies were insignificant. 

Estimated intermediate inputs into housing rental activities were equivalent to 0.5 percent of Tanzania’s GDP 
in 2018, while the gross value added by these activities directly contributed a more significant 3 percent of GDP.  

Figure 19: Estimated housing rental economic value chain for Tanzania in 2018 

Source: Calculations by Keith Lockwood based on available data from the National Bureau of Statistics, the Bank of Tanzania 
and additional assumptions. 

The comparatively low level of intermediate inputs into residential rental is consistent with a sector that is 
largely informal and still relatively unsophisticated.34 Formalisation of the sector is typically accompanied by a 
range of legal, other professional and other services. For example, legal services may be required to draft lease 

 
33 National Bureau of Statistics (2019). “National Consumer Price Index (NCPI) for the Month of December.” Released 8 
January 2020; accessed at https://www.nbs.go.tz/nbs/takwimu/cpi/CPI_December_2019_Eng.pdf 
34 By comparison, in South Africa, intermediate inputs are estimated to account for 43 percent of the value of residential 
rental output. 

https://www.nbs.go.tz/nbs/takwimu/cpi/CPI_December_2019_Eng.pdf
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agreements, process evictions etc. while managing agents may be contracted by landlords to interface with 
tenants, manage service providers (such as cleaners, gardeners and security personnel) and ensure rents are 
collected. In the case of informal rental arrangements, most of these functions are likely to be undertaken by 
the landlord. This is likely to be driven largely by greater price sensitivity on the part of lessees, who may be 
relatively recent migrants from rural areas. This “vertical integration” and predominantly informal provision of 
housing rental related activities provides some explanation for the fact that labour remuneration accounted for 
only 2 percent of the value added, while the gross operating surplus accounted for 98 percent. In this case, 
informal landlords are regarded as businesses and earn profits rather than wages. The insignificant value of net 
indirect taxes less subsidies is probably a reflection of the almost exclusively informal nature of housing rental 
activities. Most landlords are unlikely to be registered VAT vendors, and with intermediate inputs making up 
such a small proportion of output, there is little incentive to register. The fact that tenants are likely to be price 
sensitive is probably another reason for the low VAT registration rates. VAT on rental-related activities will 
therefore remain largely uncollected. 

Given the high contribution of housing construction to Tanzania’s GDP, and the prevalence of rental 
arrangements in urban areas, the scale of the real estate sector as a whole, and of housing rental seems small, 
and suggests that there may be an undercount of the value of this activity in the national accounts. As rural -
urban migration accelerates in coming years and decades (as outlined in Section 2.1), the importance of housing 
rental and the activities that accompany it are likely to increase. 

5 . 3 . 1  E m p l o y m en t  i n  h ou s i n g  r en t a l  a n d  re l a t e d a c t i v i t i e s  

According to the 2016 Statistical Abstract published by the NBS, there were only 6 016 people employed in the 
whole Real estate sector in Tanzania in 2014, of which 3 827 (64 percent) were informal.35 The composition of 
employment by employer is shown in Figure 19. Given the scale of housing rental activities in Tanzania, this 
estimate seems to constitute a significant under-estimation of employment in the real estate sector in general, 
and housing rental and related activities in particular. However, our earlier comment relating to the treatment 
of landlords as business owners rather than employees is also relevant here. Given the very high levels of 
informal activity, it would probably be more useful to estimate the number of people that earn livelihoods from 
rental activities (i.e. landlords and employees), rather than focus on employment only. However available data 
does not facilitate such estimates. 

Figure 20: Composition of real estate employment by employer in 2014 

 

Source: National Bureau of Statistics, 2017. Statistical Abstract 2016. Page 31. July 2017.  

 

 
35 National Bureau of Statistics, 2017. Statistical Abstract 2016. Pg. 31. July 2017.   
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5.4 Tanzania’s combined housing construction and rental economic value chain in 
2018 

Figure 21 reflects the estimated combined economic value chain for Tanzania’s housing construction and 
housing rental and related activities in 2018. It indicates GVA of TZS9 718 billion (US$4 308 million) and 
intermediate inputs of TZS9 365 billion (US$4 152 million) giving rise to combined output of TZS19 083 billion 
(US$8 460 million). Almost half of the output (49 percent) comprised purchases from other sectors of the 
economy with the remaining 51 percent comprising value added by housing construction and housing rental 
and related processes. Total intermediate inputs were equivalent in value to a very significant 7.2 percent of 
GDP in 2018, while the direct GVA contribution was 7.5 percent. The combined output of housing construction 
and rental activities was equivalent to 14.8 percent of Tanzania’s GDP in 2018. 

Figure 21: Estimated combined housing construction and rental economic value chain for Tanzania in 2018 

 

 

Source: Calculations by Keith Lockwood based on information from Tanzania’s National Bureau of Statistics, the 
Bank of Tanzania and assumptions. 

The sector composition of intermediate inputs is essentially the same as for housing construction on its own. 
This is due to the fact that the value of intermediate inputs into housing construction (TZS8 726 billion) is much 
larger than the equivalent inputs into the housing rental chain (TZS639 billion). The primary sectors contributed 
10 percent of the combined intermediate inputs, followed by 60 percent for secondary sectors and 30 percent 
for tertiary sectors. The housing-related value chains therefore provide significant, and broad, direct 
stimulation of most other sectors of the economy.  In the case of the GVA, the position is reversed: whereas 
value added only made up 40 percent of the value of housing construction output, it contributed 86 percent of 
housing rental output.  

The combined direct impact multiplier is 1.96 – which means that for every TZS1 added to the GDP through 
value-adding processes in housing construction and housing rental a further TZS0.96 is generated in sales in 
other parts of the economy. 

It is hard to estimate the true contribution of housing construction and rental-related activities to employment 
in Tanzania. The significance of informal activities in both of these “sectors” means that most of the incomes 
derived from them are categorised as business income/profits rather than wage income. The mechanisms that 
Tanzania uses to monitor employment do not effectively capture this in an accurate and current manner. 
According to the most recent official source,36 the combined construction and real estate sectors employed 
under 430 000 people in 2014. 

 
36 National Bureau of Statistics (2017). Statistical Abstract 2016. Page 31. July 2017.   
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6 Conclusions and recommendations  
In this section, key findings from the above analysis of Tanzania’s housing sector are outlined, and strategies 
for the growth and development of Tanzania’s housing market are put forward.  

6.1 Key conclusions 

Tanzania’s housing sector can be used as an important lever to further social development, economic growth, 
sectoral strengthening and employment creation in Tanzania.  

Tanzania’s housing sector is poised for a major disruption due to prevailing trends. The projected rapid 
urbanization that Tanzania faces over the next decade will place additional pressure on its nascent housing 
markets. Rapid population growth, increasingly smaller households, and higher rates of urbanization will result 
in large increases in urban housing demand, estimated at over 130 000 new urban households per annum. The 
relatively low levels of household affordability for housing will increase demand for smaller, more affordable 
housing especially in large urban areas. Urban Tanzania will shortly be more than 50 percent rental, and with 
the projected growth in urban populations this is likely to move rapidly upwards. 

Given the many constraints to effective housing demand in Tanzania, most urban households either rent 
informally or build housing incrementally outside of the formal housing construction market. With very low 
formal housing construction figures, estimated to be below 5 000 units per annum and with less than 5 000 
mortgage-financed houses, most Tanzanian urban households will continue to be housed in room (Chumba) 
type housing. Tanzania’s housing sector is currently, and will for the foreseeable future be substantially driven 
by informal construction and rental activity. With Tanzania’s relatively low levels of housing affordability and 
high rates of urban growth, informal housing rental provided by small-scale and household-level landlords will 
remain the prevalent housing delivery mechanism in urban Tanzania into the future. It is therefore important 
that Tanzanian households are assisted to be able to access more affordable options for housing ownership in 
order to balance this high level of rental.  

Housing provision in Tanzania is ineffectively polarized between small/informal and large/formal. There is 
a need to break from the dichotomy of ‘desperation housing’ and ‘unattainable formal housing’ as the two 
dominant models of housing production and rental. The current polarization of housing options into very 
limited, high-end (mostly un-affordable) conventionally constructed and financed houses and basic, 
incrementally constructed (mostly rental) housing is not a desirable structure for a diverse and well-functioning 
housing market. Established urban areas will get increasingly congested, existing housing stock will face 
overcrowding, and peri-urban areas will take the brunt of rapid informal urban expansion37. Only a small number 
of new formal housing units are being produced formally each year, which generally only meet demand from 
the highest income households – we estimate that only 7 percent of urban households could afford a formally 
constructed house costing over US$38 500 if they could secure mortgage finance, and if such products were 
available on the market. As with most African urban housing markets, it is higher-income households that will 
be more able to secure limited home ownership and government-supported housing opportunities. Therefore, 
home ownership will increasingly be concentrated amongst higher income households with middle and lower-
income groups being forced into poor housing conditions. Those who have access to land will increasingly seize 
the opportunity to build rental units, creating a growing echelon of small and medium-scale landlords. Unless 
formal land markets can be stimulated to release much larger numbers of properties with secure tenure and 
more affordable housing options onto the market, informal housing processes will continue to dominate both 
construction and rental markets. Tanzania’s very thin formal housing market requires significant effort to 
develop its potential to supply greater numbers of more affordable housing units that better match the demand 
profile of urban Tanzanian households.  

Tanzania’s housing sector faces key constraints that inhibit its future development. While this document 
does not specifically include detailed discussion on these issues, they are raised here as they will continue to 
hamper Tanzania’s ability to develop a sustainable and growing housing development and rental sector if not 
addressed. These include limited access to land, multiple and complex land tenure arrangements, poor or no 
infrastructure development and provision, and generally low quality housing construction. If these issues are 
not dealt with, they will limit the potentials for growth and development through housing identified in this 
document. 

 
37 CAHF (2020). Urban Rental Housing Market in Tanzania: The Case of Dar es Salaam and Dodoma. Unpublished. 
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There is significant potential for housing construction and real estate market development and growth in 
Tanzania. Rising household incomes and increases in employment are necessary for a sustained growth in 
demand for both owned and rented housing. But this must be supported through the conscious development 
of housing construction and rental markets. The Housing Cost Benchmarking shows that the cost of housing 
development in Tanzania is relatively high compared to other major sub-Saharan Africa housing markets. Of 
the five countries compared in this report, Dodoma’s calculated housing costs were second only to Nairobi, 
Kenya and 51 percent higher than the lowest city (Tshwane, South Africa). There are significant potentials for 
cost reductions in both intermediate input costs to housing construction such as land and infrastructure costs 
as well as in the construction sector itself, specifically through improved labour efficiency and reduced holding 
costs incurred due to lengthy development processes. Reducing housing development input costs and 
development overheads will assist to make housing more affordable, and in turn deepen the demand for 
housing in Tanzania. 

Tanzania’s housing sector can be a major contributor to economic growth and diversification. From a 
political standpoint, the dominant focus on industrialization in Tanzania must recognize the critical role that 
the housing sector can perform in developing both local manufacturing and consumption in its developing 
economy. The Housing Economic Value Chain analysis shows that housing construction and rental already have 
a significant economic impact. Housing construction already contributes an estimated 11.5 percent to 
Tanzania’s GDP, 60 percent of which is intermediate inputs into the construction sector from Tanzania’s 
primary (10 percent), secondary (40 percent) and tertiary (30 percent) sectors. The construction sector also 
currently contributes an estimated 260 000 jobs to Tanzania’s economy. Yet, housing construction and rental 
can play an even more important role in driving Tanzania’s ongoing transition to a strong market economy and 
to diversify its economic base that remains predominantly dependent on its agricultural sector. The critical role 
that housing construction and rental play in building the secondary sector (specifically manufacturing and 
construction) and tertiary (services) sector will be important catalysts to future economic growth. Given the 
high proportion of intermediate inputs to housing construction that are sourced locally (estimated at 85 percent 
of total intermediate inputs), housing drives local production and demand for many core manufactured goods, 
a strong and sustained construction sector, as well as the growth in key services sectors including financial, real 
estate and legal services.  

A well-functioning housing sector creates significant benefits for government. Sustained construction and 
rental activity can be a critical source of revenue to local and national government through, for instance, 
taxation and fee income (e.g. VAT and permitting fees), property rates and services income and greater 
demand for core infrastructure (including transport, power and water consumption). Currently, Tanzania’s 
housing economic value chain shows a very small (less than one percent) contribution of taxes less subsidies to 
Gross Value Added – very small compared to other countries surveyed in Africa, and most likely mainly due to 
the very high levels of informal economic activity in Tanzania generally, and specifically in its housing sector. 
This indicates that taxation systems and record keeping should be improved to capture regulatory income 
streams by governments that can then be applied to improving the basics for development such as land and 
planning, infrastructure provision and interventions to improve household affordability for decent housing. 

6.2 Recommendations  

Tanzania’s dire housing needs will not be overcome by isolated development strategies and flagship projects 
or programmes. Rather, a more fundamental housing (and related) sector reform is needed to strengthen the 
entire housing economic value chain. This will require significant, interrelated strategies and interventions 
across the housing value chain. However, in doing so a number of constraints to development and construction 
generally in Tanzania will also be resolved, which will therefore provide a greater platform for economic growth 
through construction and real estate activity in the country.   

Figure 21 below illustrates the six core strategic areas of the housing economic value chain identified by CAHF 
that must be targeted by sector reform efforts in order to shift the current trajectory of housing delivery in 
Tanzania. These six generic areas of intervention are useful in the development of more effective housing 
construction and real estate sectors in any country, but specific issues relating to Tanzania’s housing market 
are highlighted for specific attention under each one.  

• Strategy 1: Scale and deepen affordable housing supply 

• Strategy 2: Strengthen local development and construction capacity 

• Strategy 3: Build intermediate input capacity into the housing sector 
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• Strategy 4: Stimulate household effective demand for housing 

• Strategy 5: Improve programme and project implementation and sector monitoring 

• Strategy 6: Improve the housing and real estate investment climate. 

These strategies together can boost housing and related manufacturing and services growth in Tanzania to 
new levels. 

Figure 22: Strengthening Tanzania’s housing value chain – Six critical focus areas 

 

 

6 . 2 . 1  S t r a te g y  1 :  S c a l e  a n d d e e p en  a f f o r d a b l e  h o u s i n g  s u p p l y  

Greater numbers of more affordable housing options are required to meet the profile of Tanzania’s housing 
demand. It is critical that Tanzania’s households are afforded the opportunity to access greater numbers of 
more diverse, typologically differentiated, smaller and more affordable housing products in the future. From a 
housing delivery perspective, a major shift is required in the depth (affordability) and breadth (numbers of units) 
of housing products produced in Tanzania, given the current polarization between a formal housing market 
predominantly serving a small proportion of upper-income households, and the majority of urban households 
relying on informal housing processes to access shelter. Alternatives include the provision of basic housing units 
(in detached, attached or vertical format) as well as higher-density configurations, which may not offer initial 
cost savings if formally constructed but can provide significant longer-term affordability benefits to households 
due to transport and maintenance cost reductions related to improved accessibility to urban services and 
employment.  

A change in focus is also required from fully-completed, formally constructed houses to intermediate housing 
products that improve primary access to housing and services. Strategies should include basic access to land 
and services, incremental housing opportunities and investment in infrastructure that creates a better urban 
environment for private housing investment and growth in housing construction and rental markets over time. 
There have been many successful developments across Africa that seek to deliver smaller housing units, as well 
as offering access to serviced, titled land on which households can incrementally self-fund the construction of 
housing. Providing access to the core elements of housing will offer certainty to urban households who in turn 
can use the ingenuity and capacity of Tanzania’s less-formal housing sector to develop housing over time 
should they be unable to access completed housing units. 

Reducing the overall cost of housing construction (both formally and informally constructed) is critical to 
a more sustainable housing market in Tanzania. Construction cost reductions immediately increase the 
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number of households that are able to afford a given housing product, as well as improving the size and quality 
of housing units available to households. Mechanisms to reduce overall housing costs include ensuring a 
consistent volume of formal housing production over time, in order that developers and contractors and 
upstream materials and service providers are able to plan for required inputs to housing development. Further, 
reducing the cost of key inputs into the housing construction process identified in the benchmarking (notably, 
the availability and costs of land and services that currently consume 14 percent and 6 percent of total 
developments costs respectively) will be key. The benchmarking also shows the potentials for reducing the 
costs of other development costs and compliance costs (which comprise 7 percent of total development costs 
each)  

The focus of government’s investment in housing should be on aspects of the housing environment that 
make the housing sector more investor-friendly to developers and encourage contractors to engage in the 
production and sale of affordable housing. This does not necessarily mean that all developments should be 
large, but rather that interventions must stimulate the participation of many more developers in Tanzania’s 
housing market. Seldom do a few large projects have long-term impacts on housing provision, but the 
participation of many more development actors in the housing sector will yield much greater numbers of units 
consistently over time. The most important areas for government to focus include systems that facilitate secure 
tenure; land identification, planning, subdivision and allocation or sale to individuals or developers for 
development; access to basic infrastructure; and improved housing financial market performance.  While there 
are a number of initiatives under way to improve many of these issues, it is important that they are considered 
as an integrated system and that the links between them are made clear, in order that the operation of the 
housing development value chain is enhanced. 

6 . 2 . 2  S t r a te g y  2 :  S t r en gt he n  l o c a l  d e v e l o p me n t  a n d  c o n s t r u c t i on  c a pa c i t y  

Ensuring stability in housing markets is a critical determinant of a sustainable and growing development 
and construction sector. A vibrant housing development and construction sector relies on a regular, and 
increasing level of development each year. Unless development and construction activity is growing year on 
year, it does not create employment but rather sustains it over time -  any down-turn in construction activity 
results in contraction of housing investments and employment. Therefore, growing local development and 
construction capacity requires a stable operating and economic environment that fosters growth in the sector. 
Critically, the expertise and financial ecosystem required for a strong development and construction sector 
must be generated by the public sector, in order that development and housing finance becomes more readily 
available and affordable to those wishing to undertake housing development. Consistent political messaging 
regarding the support for the housing sector, its role in the economy and the manner in which it will be guided 
and funded is also critical to ensure that investors are ensured of ongoing support for a growing housing sector 
in Tanzania. 

Improving the number, scale and level of engagement of Tanzanian developers in the housing sector is an 
important growth objective. Tanzania’s housing construction sector is dominated by many informal 
contractors and a few formal companies, most of which are multinational companies. The aim should be to 
facilitate the development, growth and efficient participation of local developers and contractors in the housing 
sector. Tanzania must aim to grow the “massive small” movement through which small and intermediate level 
contractors participate in constructing new, more formal and better-quality housing. Rather than a focus on a 
few large projects, the success of Tanzania’s housing development market will be reliant on the growth and 
participation of many actors. This will require new levels of business acumen, professional and artisan skills 
training, as well as incubation and development of the building trades and project management industry. The 
ability of local companies to participate in government construction contracts is key, and will ensure that value 
added in the construction sector remains in and benefits Tanzania’s economy.  

Supporting and growing the depth and breadth of informal housing production is a critical element of 
sustainable housing supply in Tanzania. A majority of new urban housing will continue to be developed 
informally, both by informal landlords (households and small-scale developers themselves), or through 
contracted informal builders and contractors. It is inevitable that the basic Chumba style housing (single rooms 
with shared ablutions, or small self-contained units) will provide a high proportion of new housing opportunities 
for urban households by existing landowners. These will grow in relation to the ever-increasing demand for 
small, relatively low-affordability units in all urban areas. Policy support to facilitate the sustainable growth of 
this sector into a more robust delivery system is critical. This must include appropriate and supportive planning, 
land use and permitting arrangements as well as improved access to land and services, skills and financing for 
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informal builders in order to encourage greater efficiencies and productivity within this sector. Even at the small 
developer and household level, greater awareness and skills levels amongst artisans and small contractors will 
improve the capacity to ramp up housing production in Tanzania. It is important to recognise that, irrespective 
of the scale of formal housing delivery, it is at the household level where the majority of Tanzanian households 
will find housing affordable to them. 

6 . 2 . 3  S t r a te g y  3 :  B u i l d  i n t er m e d i a t e  i n p u t  c a p a ci t y  f e e d i n g  i n t o  t he  h o u s i n g  

s e c t o r  

Building a strong local building materials manufacturing base is critical to a sustainable housing 
construction sector. The housing economic value chain analysis shows that around 29 percent of the total 
housing economy originates in upstream manufactured intermediate inputs, and around 85 percent of this is 
from the local manufacturing sector. A further 15 percent originates from upstream services sectors (such as 
real estate, finance and legal services). A growing housing economy will therefore create growing local demand 
for locally manufactured goods and locally provided services. Simultaneously, a more productive local 
manufacturing and services sector will reduce input and operating costs in the housing construction and rental 
sectors. Manufacturing growth and import replacement strategies therefore play an important role in reducing 
overall housing costs and retaining maximum economic value from housing in the local economy. Tanzania 
performed relatively better in terms of building materials exports in relation to other countries studied, gaining 
global market share in 24 product categories and losing in only 16 between 2013 and 2018. However, Tanzania 
still has a trade deficit in these areas, indicating the potential to further strengthen local manufacturing 
capacity, and the rapid growth of the construction and housing sectors in East Africa offer growing export 
markets for products manufactured in Tanzania. 

Sector-level efficiency improvements will impact all construction activity – civil works and housing, formal 
and informal development. Currently, the cost of building materials in Tanzania are 60 percent higher than in 
Tshwane, Pretoria and higher than in Lagos, Nigeria and Kigali, Rwanda. There is still significant potential to 
reduce building materials input costs in Tanzania. Given the predominance of informally, incrementally 
produced housing in Tanzania, most construction utilises basic materials that may not conform to approved 
housing standards. Developing local manufacturing quality to ensure key products meet required building 
standards will not only make better-quality basic construction materials used in housing construction available 
at improved prices but will also benefit the non-housing construction sectors as well. Therefore, the core focus 
should be on improving the quality, price and availability of the major inputs to housing construction such as 
cement, steel, augmented cement products, plumbing and electrical supplies. This will ensure that the bulk of 
the input costs are impacted across the housing value chain.  

Improved labour market performance will enhance the productivity of housing development and reduce 
housing costs. Labour contributes a relatively high proportion of construction costs in Tanzania, and while total 
labour costs were higher than two benchmarked countries and lower than the other two, this indicates there is 
scope to decrease the total cost of labour. The skills and productivity levels of semi-skilled, skilled and 
professional labour inputs to construction can be improved through targeted training and development 
programmes in the construction sector. As the housing market matures, it is also critical that a larger cadre of 
skilled and experienced artisans and professionals are developed to support the housing economy. 

6 . 2 . 4  S t r a te g y  4 :  S t i mu l a t e  h o u s e h o l d  e f f e c t i v e  d e m a n d  f o r  h o u s in g  

Continued economic growth in Tanzania is the most important element of improved effective housing 
demand. Tanzania’s consistent economic growth trajectory over the last five years, if maintained, will continue 
to grow the number of households able to access housing, and improve levels of housing affordability. This in 
turn will be stimulated by housing and related upstream manufacturing and service sector growth in the 
economy. 

Improved access to housing finance at more favourable rates and terms is a critical element of improved 
effective housing demand. The very limited mortgage portfolio in Tanzania of just under 5 000 mortgaged 
units needs to continue to be expanded and deepened. However, the affordability analysis indicates that it is 
unlikely that mortgage finance will reach substantially down-market. There is therefore a need to improve the 
relatively limited availability of alternative housing financing products through which lower-income housing 
can improve their effective demand for housing. This should include products provided by SACCOs, 
microfinance institutions and other housing finance options being explored elsewhere on the continent such as 
rent-to-buy financing. 
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Rental market growth and sophistication will assist to improve effective demand for housing in Tanzania. 
Rental will likely continue to grow as the predominant tenure type in urban Tanzania, and will play a critical role 
in meeting housing demands in the future. Yet, Tanzania’s rental value chain is relatively small at 3.5 percent of 
GDP given the proportion of households who rent, mainly due to the level of informality in the rental sector. As 
a result of this, there are currently low levels of interconnectedness between Tanzania’s rental sector and the 
tertiary (services) sector. Only 37 percent of intermediate inputs into rental are from the services sector, and 
intermediate inputs only comprise 14 percent of total GVA in the rental sector. Available data shows that there 
are only 6 016 people employed in the whole real estate sector in Tanzania in 2014, of which 3 827 (64 percent) 
were informal. Clearly, these figures do not account for the hundreds of thousands of mostly informal Chumba 
landlords who provide the majority of urban Tanzania’s rental accommodation. The economic contribution of 
rental to Tanzania’s GDP will improve as the sector increases in scale and sophistication. As more formal units 
are developed and provided to the market by larger, more formal landlords or companies that rely on services 
providers in the formal economy, the contribution of Tanzania’s real estate value chain will increase.  It is also 
suggested that programmes to improve the scale and level of sophistication of Chumba landlords to be able 
improve the scale and quality of accommodation that they develop and manage would add an important layer 
to the provision rental stock in Tanzania. 

State support for basic housing access is important for ensuring equity across Tanzanian society. A key role 
for the state is to provide a basic level of support to households unable to access housing markets in their own 
right. However, in order to ensure such support can enhance housing delivery at scale such contributions by the 
state must be carefully developed and implemented. For instance, access to land and services is an important 
intervention, but must be able to deliver at scale in order that households themselves can contribute to their 
housing conditions with security of tenure and access to basic services. Further, support for improved housing 
finance provision is also important, but cannot be limited to mortgage finance that is only accessible to higher-
income households. Financial sector supports should therefore enable a range of housing finance types and 
broad access to housing finance, such as interventions that improve both the amount and terms of finance 
applied to housing. 

6 . 2 . 5  S t r a te g y  5 :  I m p r ov e  p r o g r am m e  a n d  pr o j ec t  i m p l e m e n t a t i on  a n d  s e c t o r  

m o n i t o r in g  

Regular, quality housing data and information is critical to understanding and growing Tanzania’s housing 
sector. It is critical that a concerted effort is invested in improving the depth, accuracy and regularity of sector 
data. It is very difficult to plan for housing sector growth in the absence of current, accurate data and 
information. During the process of this research, CAHF has encountered numerous problems with accessing 
relevant, current data on the housing sector. This has meant that a number of assumptions have had to be 
made in order to complete the analyses. The development of more robust housing data must be a priority for 
the future growth and development of the housing sector. CAHF, in collaboration with numerous bodies within 
and outside of Tanzania (including the Government of Tanzania, the World Bank, TMRC and FSD Africa) 
continue to assist to develop the data agenda in Tanzania. With support and investment, this will provide a solid 
base of regular information that will assist to guide the growth and development of the housing market. 
Specific gaps in the information available are outlined in the box below. In addition to improved data, 
policymakers must develop enhanced capacity to analyse, interpret and use housing sector data to improve 
policy and programme design and implementation. 

Improved development, focus and implementation of housing programmes and projects in Tanzania will 
enhance overall sector performance. Increasing the amount of money that is invested in housing will create a 
sound basis for influencing other private investment in Tanzania’s housing sector. This in turn will assist 
policymakers to make the case for secure and profitable investments in housing in the country. 



 

TANZANIA’S HOUSING CONSTRUCTION AND HOUSING RENTAL ACTIVITIES | JUNE 2020 55 

 

 

6 . 2 . 6  S t r a te g y  6 :  I m p r ov e  th e  h o u s i n g  a n d  r ea l  e s t a t e  i n v e s t m en t  c l i m a t e  

Tanzania’s housing finance sector must continue to be strengthened to provide a better basis for housing 
and real estate development and management. The growth and development of Tanzania’s housing market 
will be related to its relationship to a solid financial sector. The housing development process has numerous 
‘finance moments’ that – if functioning properly – significantly speed up and improve the affordability and scale 
of housing development. This includes informal financing (such as building materials credit), developer and 
contractor financing, small loans finance, mortgage loan finance and ultimately more sophisticated structured 
housing finance processes including equity and debt investments in housing and real estate, as well as more 
sophisticated instruments such as Real Estate Investment Trusts. Efforts by the Tanzania Mortgage Refinance 
Corporation (TMRC) to facilitate better availability and terms of finance sourced in Tanzania available to 
financial institutions through refinancing of mortgages remain critical. Ultimately though, macroeconomic 
fundamentals aimed at enhancing economic growth, reducing exchange rate fluctuations and providing a solid 
platform for local and foreign direct investment in real estate and housing development will be the most 
important contributors to the housing sector’s ability to scale up its development and management of more, 
increasingly affordable housing. 

6.3 Final thought: Realising Tanzania’s housing potential 

This report highlights the significant challenges facing Tanzania’s housing sector. However, the diagnostic tools 
used also clearly indicate the major potentials that the housing sector has to become a cornerstone of 
Tanzania’s future economic growth and diversification, and the opportunity to simultaneously boost local 
manufacturing and services sectors, enhance housing production and reduce the costs of housing development 
in Tanzania. The Housing Economic Value Chain and Housing Cost Benchmarking analyses enable a deeper 
understanding of not only what impact housing has on the economy, but where this impact is felt and how best 
to enhance this.  

A growing housing economy will expand local demand for locally manufactured products with high local value 
addition and low imported content. Given that many basic products used in housing are also fundamental to 
other construction activity, enhancements in the quality, quantity and price of intermediate inputs to housing 

DATA RECOMMENDATIONS 

Analysing the scale and composition of the housing construction and rental markets requires data. Tanzania 
has a relatively recent and reasonably comprehensive Supply and Use Table (SUT) that provides an 
indication of the split between intermediate inputs and GVA, the sector composition of intermediate inputs, 
and the value added by labour and capital at the level of the whole construction and real estate sectors. 
However the National Bureau of Statistics (NBS) does not publish estimates of aggregate spending on 
housing as part of gross fixed capital formation. The NBS also does not publish the weight in the CPI 
“basket” attributable to actual and imputed housing rents separately, or provide any other estimates of the 
composition of real estate value added. As a consequence of these two omissions, it is currently not possible 
to include official estimates of the scale of both of these activities in the HEVC analysis. 

If the housing construction and rental’s potential to contribute to Tanzania’s economy is to be realised – as 
outlined in this paper – then tracking their contributions to the economy over time should be a priority. This 
will require that published national accounts estimates of gross fixed capital formation include a breakdown 
by type of asset so that national expenditure on residential buildings is shown separately (currently 
residential and non-residential building construction is aggregated). It is also necessary to begin 
disaggregating the weight in the Consumer Price Index that currently aggregates housing, water, 
electricity, gas and other fuels so that actual and imputed rents are shown separately. This will make it 
possible to calculate aggregate household spending on these items by multiplying these weights by the 
published estimates for final consumption expenditure by households. 

It is also necessary to recognise that the pace of structural change in African economies – Tanzania included 
– is accelerating. Official data needs to reflect these changes. To do so accurately and timeously will require: 
more frequent iterations of surveys aimed at identifying and quantifying the extent of these shifts; the rapid 
analysis of the data that arises from such processes; and the publication of the results. Specifically, regular 
updates to Tanzania’s SUT and household income and expenditure surveys are desirable. 
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will impact the entire construction sector. A strong housing economic value chain will therefore not only grow 
the local construction and rental markets, but also stimulate upstream sectors and enhance Tanzania’s 
competitiveness in regional export markets for building materials.  

This economic engine - taking the form of increasing numbers of more affordable and diverse types of houses 
available for sale and rent – is then applied directly to meeting Tanzanian households’ basic needs for housing. 
Ultimately, a strong housing sector also assists to build social prosperity, as housing provides not only shelter 
but also often houses informal businesses, which are critical to Tanzania’s economic growth.  

The housing construction and real estate sectors therefore offer Tanzania a virtuous cycle which, if developed 
and sustained properly, will simultaneously enhance economic growth, manufacturing and services sectors and 
improve societal outcomes. With appropriate understanding of these interrelationships and the political will to 
realise these potentials, the growth and development of the housing sector can provide a critical boost to 
Tanzania’s development trajectory. 
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Annexure A: Housing cost benchmarking overview 
An analysis of housing costs in Tanzania has been undertaken using CAHF’s Housing Cost Benchmarking (HCB) 
methodology. The HCB methodology defines a standardized house, and then breaks down the costs for that 
unit into its component costs. Five levels of cost breakdown are used to ensure that every aspect of construction 
that contributes to the cost of a house is defined and captured. This costing is done in a controlled way with 
clear assumptions, in order that different elements of the units costed can be compared against each other, as 
well as across cities and countries. 38 

Six housing products have been costed in Dodoma, Tanzania. These are: 

F1: DODOMA 55m2 CAHF House – 46 m2 Two-bedroom, one bath house with 9m2 veranda = total 55m2 
(2019 prices), on 120m2 plot 

F2: DODOMA 45m2 Bungalow – 40 m2 Two-bedroom, one bath house with 5m2 veranda = total 45m2 
(2019 prices), on 120m2 plot 

F3: DODOMA 35m2 Bungalow – 30 m2 One-bedroom, one bath house with 5m2 veranda = total 35m2 
(2019 prices), on 120m2 plot 

F4: DODOMA 240 x 40 m2 two-bedroom apartments in 2 x 5-storey walk-up blocks (2019 prices), on 
6000m2 plot 

F5: DODOMA 240 x 40 m2 two-bedroom apartments in 2 x 8-storey blocks with lifts (2019 prices), on 
4800m2 plot 

F6: DODOMA 500 x 65 m2 Bungalow – three-bedroom, 1.5 bath house on 250m2 plot. Built to normal 
mortgage finance standards.  

Detailed specifications and plans for the standard CAHF House (55m2 bungalow - 46m2 two-bedroom, one bath 
house with 9m2 veranda = total 55m2 on a 120m2 plot) are given below. 

 

 
38 CAHF (2019). Benchmarking Housing Construction Costs Across Africa.  
http://housingfinanceafrica.org/documents/using-cahfs-housing-cost-benchmarking-methodology-to-analyse-housing-
costs-in-fifteen-african-countries/ 

 

http://housingfinanceafrica.org/documents/using-cahfs-housing-cost-benchmarking-methodology-to-analyse-housing-costs-in-fifteen-african-countries/
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CAHF HEVC – SUMMARY PRODUCT SPECIFICATIONS – PRODUCT: CO-CAHF RSA GENERIC 55M2 HOUSE IN FORMAL SERVICED AREA_V01_20190327 

 1 

CAHF HOUSING ECONOMIC VALUE CHAIN – SUMMARY SPECIFICATIONS FOR PRODUCTS COSTED 

COUNTRY RSA CITY JOHANNESBURG VERSION V01 DATE 20190327 

 

PRODUCT C0 CAHF RSA GENERIC 55M2 HOUSE IN FORMAL SERVICED AREA (46m2 Two bed, one bath 
house with 9m2 veranda = total 55m2) 

 

REF TO 
COST 
SHEET 

ELEMENT/COMPONENT BRIEF SPECIFICATION 

A LAND – PLOT SIZE 120m2 

B1 BULK/TRUNK 
INFRASTRUCTURE 

Fully connected to all bulk services: Water, sewer, electricity, roads, 
transportation and solid waste removal 

B2 INTERNAL 
INFRASTRUCTURE: 

Full reticulation of all services as below by developer 

B2.1 Water Full supply and reticulation by developer 

B2.2 Sanitation Full reticulation and connection to bulk by developer 

B2.3 Energy Full electrical supply and reticulation by developer 

B2.4 Access and internal roads Paved roads and sidewalks with street lighting by developer 

B2.5  Stormwater disposal and 
sediment control 

Kerb inlets and piped storm water disposal system connected to 
bulk by developer 

B3 Common facilities 
provided by developer on 
site for all users 

N/a 

D1, D2 BUILDINGS 46m2 Dwelling with 9m2 covered veranda 

 Informal shack by owner N/a 

 Toilet structure on 
serviced site 

N/a 

 Foundations Reinforced concrete strip footings under walls 

 Ground floor construction 100mm Thick concrete surface bed wood floated to receive cement 
plaster screed, steel mesh reinforced, on damp course membrane 
on insect-proofed compacted fill 

 Structural elements N/a 

 Superstructure (walls, etc) External: 200mm thick load bearing walls of cement maxi blocks; 
Internal: 100mm thick non-load bearing walls of cement maxi 
blocks 

 Windows Frames: Steel residential profile, painted, with solid brass fittings 

Glazing: 3mm and 4mm clear and textured obscure glass 
(bathroom) as per National Building Codes, fixed with putty 

 Doors Frames: Pressed steel rebated frames, painted 

External doors: 44mm Thick Solid hardwood single door, varnished 
or oiled, with 4-lever mortice locks and chrome plated door 
furniture 

Internal doors: 40mm Thick hollow-core, hardboard door, painted, 
with two-lever mortice lock and chrome-plated door furniture 
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CAHF HEVC – SUMMARY PRODUCT SPECIFICATIONS – PRODUCT: CO-CAHF RSA GENERIC 55M2 HOUSE IN FORMAL SERVICED AREA_V01_20190327 

 2 

 Roofs – construction and 
covering 

0.5mm Thick “Fullhard” galvanised steel S-rib (corrugated) long 
sheets, unpainted, double pitched roof fixed at 10 degrees on 38 x 
152mm timber rafters with ends built into walls.  

 Roofs – eaves, verges, rain 
water goods 

Eaves/verges: 10 x 200mm Fibre cement fascias and barge boards, 
painted 

Rainwater goods: Galvanised sheet iron eaves gutters and 
downpipes, painted with precast concrete rainwater channel to 
each downpipe 

 Ceilings Nailed up ceiling of 4mm Thick fibre cement boards, painted, fixed 
on timber brandering, and with glass or mineral wool blanket 
insulation as required by NBR for applicable climatic region 

 External finishes One coat cement plaster and exterior quality acrylic paint 

 Internal finishes One coat cement plaster and interior quality PVA paint. Glazed 
ceramic wall tiling in showers and splashbacks above basins and 
sinks 

 Floor finishes Glazed ceramic tiling fixed with adhesive on cement plaster screeds 

 Fittings - kitchen One 1200mm long enamelled steel floor cabinet, with doors, 
shelves, one drawer, and single bowl stainless steel sink top 

 Fittings – built-in bedroom 
cupboards/wardrobes 

Main bedroom: Melamine-surfaced chipboard three-door built-in 
cupboard with doors, shelves and hanging rail 

Second bedroom: As above but two-door 

 Fittings - general Curtain tracks to windows, toilet paper holder, towel rail, glazed 
aluminium shower side panel and door 

 Plumbing and drainage Sanitary fittings, taps: One WC suite with flushing cistern and seat, 
one basin on pedestal with hot and cold pillar cocks, one shower 
set, one kitchen sink mixer, one kitchen wall-mounted stainless 
steel wash trough with bib taps 

Water supply: 22mm Incoming main, metered, 22 and 13mm 
copper tubing to fittings, with all necessary valves, etc 

Sanitary waste: 50mmPVC waste pipes, 110mm UVPVC soil stacks 
and 110mm PVC underground soil drains with all necessary 
inspection and rodding eyes. PVC gulley trap in precast concrete 
encasing, with PVC grating 

 Domestic hot water Evacuated tube thermo-syphon solar hot water geyser with 
integrated 100 litre storage tank, mounted at 26 degrees on steel 
stand on roof, with gravity feed 

 Fire protection N/a 

 Electrical installation and 
lighting 

Wall-mounted distribution board with 60A main circuit breaker, 
earth leakage, overload trip switch, stove isolator, 10A and 15A 
circuit breakers, pre-paid meter, one single socket power outlet per 
bedroom (double in kitchen and living room), one light per room 
and one outside light at front and back door 

 Perimeter security and 
access control 

N/a (to be provided by owner for own account) 

 Lifts N/a 

 Other N/a 

 



 

TANZANIA’S HOUSING CONSTRUCTION AND HOUSING RENTAL ACTIVITIES | JUNE 2020 62 

 

 

CAHF HEVC – SUMMARY PRODUCT SPECIFICATIONS – PRODUCT: CO-CAHF RSA GENERIC 55M2 HOUSE IN FORMAL SERVICED AREA_V01_20190327 

 3 

UNIT PLANS: 
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Annexure B:  A conceptual understanding of the housing 
economic value chain 
The economic impact of housing arises predominantly from two activities: the construction, maintenance and 
improvement of the housing structure; and activities associated with the occupation of the structure – either 
by the owner, or by a tenant. For the purposes of this analysis, the analysis of the economic impact of house 
occupation focuses only on those activities that are accompanied by an explicit rent payment. The Housing 
Economic Value Chain (HEVC) is then a consolidation of the economic value chains associated with these two 
activities, namely:  

i) the housing construction value chain (HCVC); and  

ii) the housing rental value chain (HRVC).  

An economic value chain describes the linkages – both on the input (upstream) and output (downstream) sides 
of a particular economic activity and quantifies the economic value creation in an economy arising from that 
activity. The HEVC describes the extent to which an array of economic actors add value to the economy during 
the process of building, improving and renting houses or housing units through the addition of their intellect, 
skills and physical endeavors (labour), and their payments of rent and interest, and their generation of profits 
(gross operating surplus). The valuation of these activities may also be impacted by the extent to which they 
are subjected to indirect taxes or are subsidised by government (net indirect taxes). 

In order to engage in value-adding activities, housing construction contractors (both formal and informal) need 
to purchase material and service inputs from other sectors of the economy. These inputs can range from sand 
procured from the mining and quarrying sector to cement, bricks, window frames, doors, plumbing, tiles, 
timber and electrical equipment procured from various manufacturing sub-sectors and to transport, financial, 
architectural and even legal services provided by various tertiary sectors. The Housing Construction Value Chain 
(HCVC) sets out what raw materials and manufactured goods and services (intermediate inputs) are required 
to support housing construction and identifies where these inputs are sourced from in the economy.  

Similarly, the renting of housing units may entail payments to third party letting and managing agents, cleaners 
and gardeners, security firms, and lawyers (to name a few) for their services that are required inputs into the 
provision, maintenance and management of rental housing stock. In less formalized rental markets, many of 
these activities may be vertically integrated and are provided to a lesser or greater extent by the owner of the 
rental unit/s themselves.  

While owner-occupied dwellings and rented housing incur similar maintenance and operating costs, and 
support similar activities (gardening, repairs, security, household management etc.), the principal difference is 
that rental agreements explicitly capture an income stream (the rent) against which many/some of these costs 
can be offset. This is part of the reason why many systems of national accounts impute a rent to owner-
occupied dwellings that should approximate the market value or user cost of the rent for an equivalent dwelling 
and property.  

The HEVC calculates the economic value of the housing stock produced and rented in a given period (domestic 
production). In many other economic value chains, this production may be supplemented through imports of 
products and reduced by exports. However, the nature of products in the HEVC (that is, immovable property in 
the form of housing) means that international trade makes no discernible difference, with the result that the 
value of domestic production is also the value of domestic supply. This supply is required to meet domestic 
demand in the economy – irrespective of whether that demand arises from a citizen or foreigner, provided that 
the product is consumed within the country. In most economic value chains, this demand may arise from 
producers in other sectors of the economy (intermediate demand) such as the demand for electric motors being 
an input into fridge manufacture and from demand from households, governments and expenditure on fixed 
capital assets (final demand). However, in the case of the HEVC, all housing construction forms part of fixed 
capital formation and all housing rents form part of the final consumption expenditure of households. The 
entire domestic supply of the HEVC is therefore used to meet final demand.  
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This economic process is illustrated in the conceptual economic value chain in the figure below.  

 

 

Because neither imports and exports, nor intermediate demand are features of the housing value chains, they 
are reflected in grey in the value chain diagram.  

Just as there are linkages between different sectors of the economy (both upstream and downstream) within 
economic value chains, there are also linkages across sectors and value chains. What starts out as a sales order 
to a firm in one sector ultimately has – to varying degrees – an impact on all sectors of the economy. These are 
referred to as multiplier effects and give rise to economic multipliers that can be used to estimate the typical 
impact of spending in one sector on the sales, value added, employment, imports and tax collections in other 
sectors and across the whole economy. These multipliers are usually calculated using the supply and use tables 
(SUT) or input-output (I-O) tables. The different types of multiplier effects are: 

• Direct impact: To supply a good or service that is the subject of an initial order (sale), the firm receiving the 
order needs to employ different factors of production (labour, capital, land, entrepreneurship). The sales 
order (and others like it) provides an income stream to other firms or households that provide production 
factors to the firm in some proportion to the value that each production factor is deemed to add during the 
production process. These incomes represent the initial impact of the sales order. Inevitably, the firm 
supplying the product cannot efficiently source all the inputs required to produce that product itself, so it 
has to place orders with other suppliers of the intermediate inputs required. Each of these suppliers needs 
– in turn – to employ factors of production so the orders placed with them also give rise to additional 
household income streams. Collectively this is regarded as the first-round impact of the initial sales order. 
The initial impact and first round impact combined are referred to as the direct impact of the sale.  

 

• Indirect impact: In order to fulfil their orders, each of these intermediate suppliers need to order 
intermediate inputs from their suppliers, which generates additional income streams. This is referred to as 
the indirect impact of the initial order.  

 

• Induced impact: Finally, when the households that received income as a direct or indirect consequence of 
the initial order use that income to purchase goods and services, this gives rise to the generation of further 
sales in those sectors of the economy that supply household goods and services. This is referred to as the 
induced impact of the initial sales order.  

The economy-wide impact of the initial sales order is the sum of each of the impacts that it gives rise to (direct, 
indirect and induced). 
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Annexure C: Detailed results of revealed competitive advantage analysis of Tanzania's exports of 
building materials 

HS 
Code 

Product Description 

Tanzania 
Export 

Growth 2013 
to 2018 

World Export 
Growth 2013 

to 2018 

Net Tanzania 
Export 

Growth 2013 
to 2018 

Tanzania 
Trade 

Balance in 
2013 

(US$ ‘000) 

Tanzania 
Trade 

Balance in 
2018 

(US$ ‘000) 

Tanzania 
Exports in 

2018 
(US$ ‘000) 

Tanzania 
Imports in 

2018 
(US$ ‘000) 

Estimated 
Average 

Import Tariff 
in 2018 (%) 

'2505 Natural sands of all kinds, whether or 
not coloured (excluding gold- and 
platinum-bearing sands, ... 

-35.7% 4.5% -40.2%              2,979  -               262                 509                   771  0.0 

'2514 Slate, whether or not roughly trimmed 
or merely cut, by sawing or otherwise, 
into blocks or ... 

Tanzania did 
not export in 

2018 

-2.4%                      -                        -                      -                        -    0.0 

'2515 Marble, travertine, ecaussine and other 
calcareous monumental or building 
stone of an apparent ... 

-100.0% -2.9% -97.1%              1,733  -               234                    -                     234  0.0 

'2516 Granite, porphyry, basalt, sandstone 
and other monumental or building 
stone, whether or not ... 

Tanzania did 
not export in 

2018 

-4.2%  -               318  -                    2                     6                        8  0.0 

'2517 Pebbles, gravel, broken or crushed 
stone, for concrete aggregates, for road 
metalling or for ... 

-100.0% 2.1% -102.1% -               365  -               109                    -                     109  9.4 

'2523 Cement, incl. cement clinkers, whether 
or not coloured 

-5.8% -2.3% -3.5% -         75,791               4,121           21,184             17,063  19.9 

'2714 Bitumen and asphalt, natural; 
bituminous or oil-shale and tar sands; 
asphaltites and asphaltic ... 

-3.1% -7.7% 4.6% -            7,718  -               868                 670               1,538  4.5 
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'3208 Paints and varnishes, incl. enamels and 
lacquers, based on synthetic polymers 
or chemically ... 

-7.2% 1.0% -8.2% -            2,974  -            2,477                 292               2,769  23.4 

'3209 Paints and varnishes, incl. enamels and 
lacquers, based on synthetic polymers 
or chemically ... 

3.7% 1.4% 2.2% -               661  -            1,401             1,644               3,045  23.4 

'3210 Paints and varnishes, incl. enamels, 
lacquers and distempers (excluding 
those based on synthetic ... 

21.0% 1.1% 19.8% -               314  -                  70                 101                   171  16.4 

'3214 Glaziers' putty, grafting putty, resin 
cements, caulking compounds and 
other mastics; painters' ... 

35.2% 3.0% 32.2% -            2,934  -            4,848                 113               4,961  23.4 

'3805 Gum, wood or sulphate turpentine and 
other terpenic oils produced by the 
distillation or other ... 

-100.0% 17.2% -117.2% -                  34  -                  16                    -                       16  0.0 

'3917 Tubes, pipes and hoses, and fittings 
therefor, e.g. joints, elbows, flanges, of 
plastics 

2.1% 2.9% -0.7% -         16,789  -         18,284             2,729             21,013  21.8 

'3922 Baths, shower-baths, sinks, washbasins, 
bidets, lavatory pans, seats and covers, 
flushing cisterns ... 

36.8% 2.0% 34.8% -            1,828                   435             2,102               1,667  23.4 

'3925 Builders' ware of plastics, n.e.s. 10.2% 3.4% 6.8% -            4,458  -            2,233                 612               2,845  23.4 

'4403 Wood in the rough, whether or not 
stripped of bark or sapwood, or roughly 
squared (excluding ... 

14.3% 1.3% 13.0% -            1,239               1,515             1,516                        1  0.0 

'4407 Wood sawn or chipped lengthwise, 
sliced or peeled, whether or not planed, 
sanded or end-jointed, ... 

8.0% 3.3% 4.8%            16,766             26,181           28,639               2,458  9.4 
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'4409 Wood, incl. strips and friezes for parquet 
flooring, not assembled, continuously 
shaped "tongued, ... 

-100.0% 1.0% -101.0%              4,023  -                  76                    -                       76  23.4 

'4410 Particle board, oriented strand board 
"OSB" and similar board "e.g. 
waferboard" of wood or ... 

52.2% 3.3% 48.9% -               732  -               617                 139                   756  23.4 

'4411 Fibreboard of wood or other ligneous 
materials, whether or not agglomerated 
with resins or ... 

74.4% 1.0% 73.3% -            4,569  -            8,721                 145               8,866  23.4 

'4412 Plywood, veneered panel and similar 
laminated wood (excluding sheets of 
compressed wood, cellular ... 

148.5% 3.1% 145.5% -            9,411               2,650             4,457               1,807  23.4 

'4418 Builders' joinery and carpentry, of wood, 
incl. cellular wood panels, assembled 
flooring panels, ... 

68.9% -1.9% 70.7% -            1,409  -            1,512                 261               1,773  23.4 

'6802 Monumental or building stone, natural 
(excluding slate), worked, and articles; 
mosaic cubes ... 

38.9% -2.4% 41.3% -            3,067  -            2,150             2,044               4,194  23.4 

'6803 Worked slate and articles of slate or of 
agglomerated slate (excluding slate 
granules, chippings ... 

-100.0% -2.8% -97.2% -                  33  -                    5                    -                          5  23.4 

'6810 Articles of cement, concrete or artificial 
stone, whether or not reinforced 

-29.7% 7.0% -36.7% -            1,630  -            1,529                   11               1,540  20.5 

'6901 Bricks, blocks, tiles and other ceramic 
goods of siliceous fossil meals, e.g. 
kieselguhr, tripolite ... 

324.0% -0.1% 324.1% -               582               6,145             6,852                   707  23.4 

'6902 Refractory bricks, blocks, tiles and 
similar refractory ceramic 
constructional goods (excluding ... 

87.5% 2.7% 84.7% -            2,944  -            8,056                 440               8,496  0.0 
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'6904 Ceramic building bricks, flooring blocks, 
support or filler tiles and the like 
(excluding those ... 

276.2% 2.2% 274.0% -               612               8,078             9,794               1,716  23.4 

'6905 Roofing tiles, chimney pots, cowls, 
chimney liners, architectural ornaments 
and other ceramic ... 

-48.2% -1.6% -46.6% -            1,475  -               560                     4                   564  23.4 

'6907 Unglazed ceramic flags and paving, 
hearth or wall tiles; unglazed ceramic 
mosaic cubes and ... 

249.0% 24.0% 225.0% -            3,747  -            7,806             6,733             14,539  23.4 

'6908 Glazed ceramic flags and paving, hearth 
or wall tiles; glazed ceramic mosaic 
cubes and the ... 

159.9% -49.9% 209.8% -         56,327               2,390             2,609                   219  0.0 

'6910 Ceramic sinks, washbasins, washbasin 
pedestals, baths, bidets, water closet 
pans, flushing ... 

-12.9% 11.8% -24.8% -            8,546  -         11,559                   84             11,643  23.4 

'7004 Sheets of glass, drawn or blown, 
whether or not having an absorbent, 
reflecting or non-reflecting ... 

3.1% -21.0% 24.1% -            1,771  -            1,875                 100               1,975  9.4 

'7005 Float glass and surface ground or 
polished glass, in sheets, whether or not 
having an absorbent, ... 

11.0% -0.1% 11.1% -         10,877  -         14,142                 647             14,789  9.4 

'7006 Sheets or profiles of glass, whether or 
not having an absorbent, reflecting or 
non-reflecting ... 

Tanzania did 
not export in 

2018 

-2.0%  -               267                     18                   34                     16  23.4 

'7009 Glass mirrors, whether or not framed, 
incl. rear-view mirrors (excluding optical 
mirrors, optically ... 

23.0% 4.3% 18.7% -            2,369  -            1,923                   45               1,968  17.0 
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'7016 Paving blocks, slabs, bricks, squares, 
tiles and other articles of pressed or 
moulded glass, ... 

-27.1% -2.5% -24.6% -               159  -               214                     7                   221  23.4 

'7213 Bars and rods of iron or non-alloy steel, 
hot-rolled, in irregularly wound coils 

-58.4% 2.5% -61.0% -         15,339  -         28,285                   28             28,313  8.5 

'7216 Angles, shapes and sections of iron or 
non-alloy steel, n.e.s. 

29.4% -0.4% 29.9% -         13,808  -            8,570             1,450             10,020  13.7 

'7317 Nails, tacks, drawing pins, corrugated 
nails, staples and similar articles of iron 
or steel, ... 

21.7% 4.3% 17.4% -            6,924  -            6,294                 406               6,700  23.4 

'7318 Screws, bolts, nuts, coach screws, screw 
hooks, rivets, cotters, cotter pins, 
washers, incl. ... 

11.0% 4.0% 7.0% -         21,622  -         15,075                 360             15,435  16.5 

'7411 Copper tubes and pipes -100.0% -0.1% -99.9% -            1,163  -               683                    -                     683  23.4 

'7412 Copper tube or pipe fittings "e.g., 
couplings, elbows, sleeves" 

Tanzania did 
not export in 

2018 

3.2%  -               210  -               328                     2                   330  23.4 

'7413 Stranded wire, cables, plaited bands and 
the like, of copper (excluding electrically 
insulated ... 

-42.6% 2.0% -44.5%                  476  -            1,676                   51               1,727  23.4 

          

 Total    -       259,039  -       100,927           96,820           197,747  16.2 

Source: www.trademap.org (using CONTRADE data). 

 

http://www.trademap.org/

