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1. About the Centre for Affordable Housing Finance in Africa 

 

The Centre for Affordable Housing Finance in Africa (CAHF) is a not-for-profit company with a vision for an 
enabled affordable housing finance system in countries throughout Africa, where governments, business, and 
advocates work together to provide a wide range of housing options accessible to all. CAHF’s mission is to make 
Africa’s housing finance markets work, with special attention on access to housing finance for the poor. We 
pursue this mission through the dissemination of research and market intelligence, supporting cross-sector 
collaborations and a market-based approach. The overall goal of our work is to see an increase of investment 
in affordable housing and housing finance throughout Africa: more players and better products, with a specific 
focus on the poor.  

Our work covers four main areas: (1) understanding housing markets, (2) monitoring housing sector 
performance, (3) exploring innovation in housing finance, and (4) supporting housing finance market 
development. As part of this approach, CAHF regularly undertakes and commissions research; develops market 
intelligence on country and regional housing markets; hosts forums, strategy discussions, and workshops; and 
participates in local and international conferences and debates on housing finance. 

Since its formation, the CAHF has come to be known as the most comprehensive and up to date source of 
information on housing finance in Africa. Its research and other material is regularly used by investors, lenders, 
pension funds, and other financiers; legal practitioners, researchers and academics; policy makers and other 
housing finance practitioners to scope and pursue the opportunities for extending access to housing finance 
across Africa. As a thought leader in the sector, CAHF is a respected advocate for financial inclusion in housing 
finance in Africa. Our work is available on our website: www.housingfinanceafrica.org . CAHF is also the 
Secretariat to the African Union for Housing Finance – see www.auhf.co.za.  

In order to further the agenda that rental housing should form an important part of housing markets  
across the continent, and to support investment into the sector, CAHF is commissioning a baseline study 
that explores and quantifies the residential rental sector, broadly defined, across Africa, with a particular 
focus on the affordable market. The research will contribute to a rental research programme at CAHF. 

2. Project Background 

 

For decades, residential rental has been ‘the orphan child of any comprehensive and affordable housing policy’1. 
This is particularly the case in Africa, where home ownership has been seen, and supported, as the preferred 
tenure option by policy makers. This is in contrast with actual practice, which demonstrates high levels of rental 
activity, in most cases, despite limiting policy environments. For example, in Johannesburg, South Africa, 42 
percent of households are renters; in Cairo, Egypt, the rate is 62 percent2. The majority of households rent in 
Accra, Ghana, and Lagos, Nigeria3, while in the slums of Nairobi, Kenya, the ratio of tenants to owner-occupiers 
is 92:84. In the context of population growth and rapid urbanisation in Africa, the importance of a properly 
functioning residential rental housing market cannot be understated5.  

                                                                            
1 Peppercorn & Taffin, xi. 
2 Ibid, 4. 
3 Gilbert, i. 
4 Gulyani & Talukdar, 1931. 
5 Peppercorn & Taffin. 
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The good news is that rental is increasingly being acknowledged as an important tenure option for African 
households by various stakeholders6. Yet, there are still severe shortages in most African cities, particularly at 
the lower end of the market. The stock that does exist is often of poor condition, sometimes prohibitively 
expensive and can be subject to unreasonable conditions on the tenants7.  

For these challenges to be addressed, there needs to be increased investment in the residential rental sector. 
With more players, more developments and more rental options for households, the current issues with rental 
stock will ease. CAHF believes that for investment in housing to increase, better data and information is 
required so that investors can better quantify the risk and the opportunity. The current dearth of information 
prevents stakeholders from properly understanding demand dynamics, and undermines their ability to 
segment the market to identify their target niche. It obscures market performance, making investments into 
the sector seem riskier than they may be. It prevents local authorities and national governments from 
establishing effective incentives and regulations for the sector. Without data and information on the structure 
and performance of markets, and the site of opportunity, investment in rental is undermined and inhibited. 

There is some data on the residential rental but it is poor and inconsistent. Though some governments do 
collect data, it is often survey based (expressing household understanding of their tenure rather than the legal 
realities), while many authorities do not distinguish between rental and owner-occupied properties8. 
Difficulties of accounting for the informal rental market, which forms a significant percentage of supply in 
Africa9, contributes to this problem. As a result, rental in Africa exists in somewhat of a black box: It is known 
that it exists and forms part of an important part of the accommodation available in cities, but to what extent 
and in what form is not clear. 

The aim of this research is to lay the foundation for improved data, information and analytics for the market, 
while also exploring key opportunities relating to finance and policy for growing the sector. The research will 
establish a framework for quantifying the rental market, and its submarkets. Using this framework, the 
research will then quantify the market, collecting and aggregating available data and developing a baseline for 
ongoing monitoring and tracking. We are interested both in informal and formal rental practice, and the basis 
on which each exist. From this baseline review, we also hope the project will set the agenda for further research 
and interventions both in terms of the financing of affordable rental across Africa and in its multiple forms, and 
key policy interventions that would support its sustainable growth.  

Specifically, this research aims to: 

• Develop methodologies to quantify the market on an ongoing basis; 
• Quantify the rental market, in its diversity, breadth and depth; 
• Create a database accounting for sub-markets that will form a baseline for future research and market 

tracking; 
• Analyse data to: 

o Outline and explore the specific challenges faced by the sector; 
o Speculate on the prospects for increased supply and improved performance of the market, 

particularly concerning affordable rental; 
o Set an agenda for future interventions in the sector, particularly concerning monitoring, 

policy, and access to finance; 
• Set an agenda for further research into the sector, with the aim of contributing to residential rental 

market development; and 
• Contribute to the literature on residential rental markets across Africa; 

                                                                            
6 Shelter Afrique, 2014. 
7 There are reports of upfront payment of up to three years of rents in Accra, Ghana. 
8 UN-Habitat, 7. 
9 ‘These informal channels are known to contribute around three quarters of the total housing stock, 
although data on the informal housing sector in Africa is scarce’. (World Bank, 2015:2). 



ToR: Quantifying Residential Rental Markets in Africa  Centre for Affordable Housing Finance in Africa 

 

November 2016  4 

• Contribute to a residential rental programme at CAHF, providing insight to inform further research on 
issues or challenges of particular importance to the development of the sector. 

3. Project Scope 

 

The project essentially involves three components:  

3.1. Scoping the rental sector in all of its diversity across the continent. This will include 

• Defining the rental market and its submarket. In this, we are interested in: 
o Type of rental (formal, informal; small scale and household, institutional; house type; 

etc.); 
o Type of landlord (household, small scale, large scale, public sector, etc.); 
o Type of management arrangement (in-house, contracted, etc.); 
o Other market players or stakeholders (investors, credit bureaus, government, etc.); 
o Target market; 
o Financing arrangements and business models for the construction, delivery and ongoing 

management of residential rental; 
o Performance of the residential rental sector by its various submarkets; 
o Legal arrangements in terms of tenure, leasing structures, etc.; 
o Policy and regulatory issues; and 
o Any other issues that may be identified; 

• Collecting and aggregating existing data as per the framework defined; and 
• Building a picture of the rental housing sector, substantiated with data—this would lead to the 

delivery of a report and a database.  

3.2. Defining and establishing data sources for the measurement and tracking of rental housing across 
Africa. This will include: 

• Identifying datasets and data sources for scoping and tracking residential rental across Africa on 
an ongoing basis and on the basis of the framework set out in 3.1. above; 

• Identifying data gaps in terms of the framework set out in 3.1.; and 
• Proposing methods for resolving these gaps in the long term. 

3.3. Analysing the data and exploring key issues. This will include 

• Identifying key issues constraining market growth; 
• Outlining the availability of finance and issues limiting access to finance for developers; and 
• Addressing policy issues. 

Importantly, the scope includes suggestions for further research projects and possible interventions to support 
the market growth and improve affordability. 

The research would address rental markets both in English-speaking and Francophone Africa, ensuring that 
experiences from different contexts inform the overall research. 

 

4. Methodology 
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It is expected that the research methodology will be outlined in the proposals submitted in response to this 
terms of reference, and that the final methodology will be determined in consultation with the appointed con-
sultant. It is foreseen that the research will involve: 
 

• A comprehensive literature review, revealing what research exists, what the research lacks, and to un-
derstand what currently exists in terms of supply of residential rental in the market; 

• Development of methodologies for the quantification and tracking of the market on an ongoing basis; 
• Collection, aggregation and creation of data on the market; 
• Analysis of the data; and 
• Interviews with key stakeholders, specifically chosen for their insight into the market and their 

knowledge of the sector. 
 
Other research methods may also be considered. 

5. Deliverables 

 
Outputs from the project include10: 

• An inception report, that covers: 
o Literature review; 
o An overview of key issues that the study should tackle; 
o Detailed work plan and proposed methodology, including identification of stakeholders for 

interviewing, to respond to the objectives of the research; and 
• A draft and then final report, in accordance with the CAHF Style Sheet, which includes, among others: 

o An executive summary of the report; 
o A section addressing methodologies to quantify the market; 
o An exploration of all available data; 
o A quantification of the breadth of the market; 
o A section exploring blockages and challenges in the market; 
o Case studies looking at particular initiatives, stakeholders and/or markets;  
o Recommended interventions, particularly concerning policy and access to finance; and 
o Suggestions for further research projects on the topic. 

• A draft and then final report charting the data collection methodology for tracking the market into the 
future. This would include: 

o An overview of the availability of data to quantify and track Africa’s rental housing sector. An 
analysis of existing approaches to quantify the market and the strengths and weaknesses of 
this approach; 

o Recommendations for ongoing monitoring and analysis of Africa’s rental sector 
• A database, which CAHF can grow, providing initial insights into the size, scope, shape and perfor-

mance of the rental sector. The database should be structured in terms of the framework determined 
for the study, but should include attention to stock, stakeholders, financing, policy, etc. 

• A presentation, in accordance with the CAHF Style Sheet, which includes: 
o A succinct and accessible overview of the findings of the final report; and 
o Representation of key data in an accessible form. 

• List of stakeholders contacted during the process of the research, with contact details. 
• Any additional data collected during the research process, beyond that included in the database. 

                                                                            
10 All work, written or otherwise, submitted by the successful service provider is expected to be the result of his/her own work. The Centre 
for Affordable Housing Finance in Africa views acts of copyright infringement and plagiarism as a serious offence. 



ToR: Quantifying Residential Rental Markets in Africa  Centre for Affordable Housing Finance in Africa 

 

November 2016  6 

 

6. Project Milestones 

 

The project should be completed within five months of contracting. 

Key dates: 

SCHEDULE OF MILESTONES TIMEFRAME ESTIMATED DATE 
Kick-off meeting One week after signing of contract 20 January 2017 

Inception report Four weeks after kick-off meeting 17 February 2017 
Draft final report and presentation Twelve weeks after inception report 12 May 2017 
Final deliverables Three weeks after draft feedback 09 June 2017 

 

7. Project Budget 

 

Proposals of up to ZAR 1 200 000, including any possible V.A.T. and disbursements, will be considered. 

8. Contents of Proposal 

 
Proposals to undertake this project must include: 

i. Response to the ToR, demonstrating familiarity with the subject matter, expansion on the 
proposed methodology and key issues for consideration in the work. An initial recommendation 
of target countries is also expected. To this end, the consultant should consider the breadth of 
experiences across the continent, giving attention to all regions and languages, as feasible. 

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

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

iv. Name and CV of staff members responsible (i) for overseeing the work; (ii) for undertaking the 
work. Some level of local representation in the countries targeted for the study would be 
preferred. A consortium of consultants is welcomed. 

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

vi. Capacity building and black economic empowerment are key objectives of CAHF. In rendering the 
service the consultant must endeavour to achieve these goals. South African consultants must 
report on their BEE accreditation. Other capacity building efforts can also be proposed, such as 
the use of students to support the research process, or workshop methods to engage with a wider 
stakeholder sector in each country. The focus of such capacity building would be on the use of 
data to consider and understand the role of housing in national economies. The proposal must 
comment on the manner in which the consultant intends to give effect to the capacity 
empowerment objective. 

vii. Familiarity with the Centre for Affordable Housing Finance in Africa’s work is important. See 
www.housingfinanceafrica.org. 
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9. Proposal Evaluation 

 

Proposals will be assessed according to: 

i. Relevant, demonstrated competence of firm in this area: 20 percent. 

ii. Demonstrated expertise of key individuals to be involved in this project: 20 percent. 

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

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

v. Financial proposal: 10 percent. 

10. Proposal Submission 

 

Proposals, and any queries, should be addressed to Mr. Samuel Suttner. The deadline for submission is at 12h00 
on 06 January 2017, sent by email to samuel@housingfinanceafrica.org. Once the selection process has been 
completed, CAHF will issue a contract confirming the appointment of the service provider by 13 January 2017.  

11. Guidance Note to Bidders 

 

• Centre for Affordable Housing Finance in Africa reserves the absolute right to use its discretion in the 
interpretation of these award criteria. The following notes are intended to provide broad guidance 
only on how proposals will be evaluated.  Bidders may be required to clarify their proposals by way of 
a telephone call or presentation.  

• “Relevant, demonstrated competence of firm(s) in this area” - You should aim to demonstrate how 
the firm’s collective past experience can be applied (or adapted) to address the specific brief set out 
in the terms of reference. You are welcome to describe the firm’s general experience of financial 
sector development issues (e.g. in other geographies or topical areas) but the evaluation will focus 
particularly on the application of that experience for the specific task at hand.   

• “Demonstrated expertise of key individuals to be involved in this project” – The evaluation places 
considerable emphasis on the role and demonstrated expertise (i.e. track record) of the key 
individuals to be involved on the project rather than on the expertise of the firm itself.  

• “Use of local professional capacity (consulting, analysis, coordination etc.)” – The Centre for 
Affordable Housing Finance in Africa wishes to ensure that local capacity is used and developed. 
International firms are therefore encouraged to partner with local organisations. 

• “Content, quality and originality of proposal” – Proposals should address the brief set out in the 
terms of reference in a comprehensive manner. Bidders should aim for innovation as well as 
professional presentation. Whilst similar, relevant experience in other markets will be an advantage 
for a bidder, each market is different and so proposals need to reflect the particular characteristics of 
that market, as well as the challenge set by the terms of reference. 

• “Affirmative action scorecard or use of local service providers”- Ownership and management by local 
stakeholders, and local staff development. Affirmative action scorecard will be used for South Africa 
firms. 

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