UNDERSTANDING AND QUANTIFYING RENTAL MARKETS IN AFRICA:

METHODOLOGY FOCUS NOTE
Rental markets are increasingly capturing the attention of policymakers and investors in rapidly urbanising
countries across Africa. Available data indicates that over half of all households rent their dwellings in cities such
as Nairobi, Lagos, Dar es Salaam, Kampala and Abidjan. Given the size and growth of rental, the sector cannot be
regarded as a residual, undesired but necessary segment of the housing market.
Nevertheless, in many cases rental markets remain overlooked, absent from housing policy, and not reflected in
any stated housing objectives or targets. In addition, there is often very limited data on rental market activity,
with the exception of commercial property or high end residential market segments.
In 2017 CAHF commissioned research into quantifying residential rental markets in Africa to address this lack of
information. The primary aim of the research was to lay the foundation for improved data and analytics on rental
markets going forward. This data in turn should highlight rental market investment opportunities, and thereby
generate increased investor interest in the sector.
It is useful to characterise rental markets in line with a structured framework that incorporates key participants
and processes. This framework is summarised in the figure below and populated with a selection of initial
indicators for each of the framework components. Note that the list of indicators is illustrative, and not
exhaustive.
TENANTS
LANDLORDS
Providers of rental in the market

Demanders of rental, includes
both current and potential
tenants

MACRO ENVIRONMENT &
POPULATION

SUPPORT ORGANISATIONS

Macro economic conditions,
population statistics as well as
policy, regulation and legislation
that affects the rental market

The organisations and institutions
that help facilitate the development
and operations of the rental market.
Includes developers, financiers,
credit bureaus and rental managers
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FOCUS NOTE: METHODOLOGY FOR QUANTIFYING RENTAL MARKETS
The research focused on four countries, including Côte d’Ivoire, Senegal, Tanzania and Uganda. The proportion
of renter households in each focus country based on nationally representative household survey data is shown in
the figure below.

This focus note explores the various ways that data related to rental markets can be accessed and collected.
While there are no specific consolidated data sets on residential rental in these countries per se, data on most of
the components in the framework is readily available in a variety of sources. For example, the World Bank
provides useful time series indicators on the macro environment and high level population statistics. In addition,
published nationally representative survey data provides insight into the living conditions and household
structure of tenant households. This data that currently exists is called secondary data, the examples mentioned
is data generated for research or reference purposes. There is also data that exists that has been generated for
unrelated purposes that can be leveraged to address a specific research question. For example, online rental
classifieds hold a number of useful data points.
Secondary data is extremely useful, however there are a number of areas where data is not available, and where
indicators could not be populated using existing data. Where this was the case, the team collected primary data
by piloting a number of methodologies including online and mobile surveys, and in-depth interviews. Primary
data refers to data that is purposefully gathered to answer the research question because no secondary data
exists.

A summary of the different data sources that can be used to collect data on rental markets are indicated in the
figure below. Data sources that are bolded were used or piloted over the course of this research. This focus note
provides a brief overview of each of these data sources.
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SECONDARY DATA SOURCES ACCESSED AS PART OF THIS RESEARCH

TIME SERIES INDICATORS
Extensive time series data is available to characterise the macro environment including economic, political and
social indicators. Examples include GDP and derived indicators, inflation rates, currency stability, political risk,
Doing Business Indicators and many others.
This data is easily accessible from a range of resources such as the World Bank’s data catalogue and various incountry data sources including central banks and statistical agencies. The data is easily accessible and usually
free.
The challenge with these indicators is one of abundance; there are so many to choose from that it can be difficult
to determine which are appropriate. Some examples of indicators for Senegal are shown below.

NATIONALLY REPRESENTATIVE SURVEY DATA
Publicly available survey data, specifically nationally representative data, is useful for quantifying and
characterising demand-side rental market indicators at a high level. Surveys include national household and
household budget surveys, labour force surveys as well as living standards / poverty surveys. Census data also
exists but is typically difficult to access due the size of the data set.
Cost and accessibility: Publicly available data sets are generally free to access via country statistical bureau
websites and online data portals. Despite a commonly held belief that only limited survey data is available, the
research team identified a number of data sets that provide useful data on rental markets in the five countries
included in this study. However, while the data is usually available at no cost, a substantial amount of effort is
required to manipulate the data into a format that enables detailed analysis.
Sampling: Where surveys are nationally representative, a major benefit is that they can facilitate market sizing.
Survey data can however include sampling (and non-sampling errors). This can lead to instability in the data. It is
therefore useful to compare data over time and across survey instruments, and to triangulate surveys with other
data.
Insights: Aside from quantifying the size of the rental market, the data also enables a high-level characterisation
of rental market activity beacuse it contains a number of variables of interest, including dwelling type, material
used to construct the dwelling, tenure, access to services and in some cases, rent paid by surveyed households. In
addition, they include various demographic characteristics of households and individuals that enable more
granular segmentation of the data. In some cases, surveys explore the profile of landlords and distinguish
between private rental versus public rental. A limitation of the data is that the data generally cannot facilitate
detailed analysis within specific geographies or neighbourhoods. This limits the usefulness of the data for the
evaluation of specific rental investment opportunities.
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NATIONALLY REPRESENTATIVE SURVEY DATA (Continued)
Below are some example outputs generated for Cote d’Ivoire on urban renter households.

HOUSEHOLD
COMPOSITION

URBAN
RENTER HH’s

URBAN
OWNER HH’s

Nuclear
family

Extended
family

30%

28%

37%

CÔTE D’IVOIRE

27%

One person
household

Single
parent
family

24%

10%

16%

DWELLING MATERIALS
(Urban renter households)

Couple
(no kids)

7%

14%

7%

ACCESS TO SERVICES
(Urban renter households)

MAIN MATERIAL FOR ROOF
• Sheet metal: 90%
• Concrete/ cement: 6%
• Other: 4%

MAIN MATERIAL FOR WALLS
• Hard (Dur): 81%
• Iron/ wood: 6%
• Clay/ mud: 4%
• Other: 10%

CONNECTION TO
ELECTRICITY

93%

FLUSH TOILET IN
DWELLING OR
ON SITE

58%

PIPED WATER IN
DWELLING,
COURTYARD OR
OUTSIDE

70%

MONTHLY RENTAL AMOUNT (2015)

< CFA 9 999 (<$18)

8%

100 USD +

CFA 10 000 - 19 999 ($18 - 36)

8%

50 - 100 USD

CFA 20 000 - 29 999 ($36 - 54)
CFA 30 000 - 39 999 ($54 - 72)
CFA 40 000 - 59 999 ($72 - 108)
CFA 60 000 + ($108 +)

10%
18%
26%
30%

US DOLLARS

CENTRAL AFRICAN FRANCS

(Urban renter households)

30 - 50 USD
20 - 30 USD
10 - 20 USD
< 10 USD

6%
13%
24%
15%
19%

21%
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RENTAL PRICES COLLECTED AS PART OF CPI CALCULATION
Statistical agencies typically gather rental data on an on-going basis as an input into the derivation of the
Consumer Price Index (CPI). Data collected includes rental prices for various dwelling types.
Cost and Accessibility: The data is free if statistical agencies are willing to provide the data. While housing
related components of the CPI are usually published, the actual rental data and metadata is not. This needs to be
requested from the statistical agency. The ease of accessibility of the data depends on the responsiveness of the
statistical agency. As part of this research, the team contacted five country statistical bureaus and only received
responses from two (Tanzania and Senegal). The Senegal National Bureau of Statistics (ANSD) was willing to
share aggregated rental data collected between 2008 – 2016, however they would not share the raw property
level data because of privacy concerns.
Sampling: Based on the data received as part of this research, the samples are generally small with between 100
and 150 dwellings tracked in the two countries. In Tanzania the sample covers urban centres across 26 regions on
the mainland, whereas in Senegal only dwellings in Dakar are included. A key limitation of the data is that no
rental data is collected on informal dwellings.
Insights: The data is useful to track rental price trends overtime for formal dwellings in the major urban centres.

RENTALS AVAILABLE ON ONLINE RENTAL CLASSIFIEDS
There are several instances where data that is generated for sales, operational or administrative purposes can be
analysed to generate useful insights. Examples include online rental property classified data, credit bureau data,
as well as management data collected by landlords. While this data is often fairly accurate and can generate
valuable insights, it is often difficult to access and as a consequence, underutilised. As part of this research the
team explored data generated by online rental listings service providers. These providers, such as Gumtree,
Jumia and Zoom, are increasingly used to facilitate transactions in the property market across Africa.
Cost and accessibility: In the absence of privacy clauses the data is technically free and accessible. The data can
be accessed using a web scraping technique to automate data extraction (some technical skills are required for
this). As part of this research the team scraped data from Zoom Tanzania since they did not have a clause
prohibiting it. Web scraping is generally very fast and accurate, and produces a clean output file. However, some
websites do not allow scraping of their data which they regard as a proprietary asset. In addition, scraping can
have detrimental effects on website performance. Where web-scraping is not allowed, the data owner may be
willing to make the data available, however this will likely have a cost attached.
Sampling: Data on online rental classifieds is usually up to date and with extensive special granularity (i.e the
ability to view rental trends for a specific suburb). How the sample is biased as rentals are typically concentrated
in major urban areas and there is a bias in favour of higher income, formal rentals, although this varies by
country. As access to the internet increases we would expect the usage of online classifieds to increase and
extend further into the lower end of the market.

Insights: The data includes numerous variables of interest specific to rental including the asking rental price,
deposit requirements, utilities included in the price, the number of bedrooms and bathrooms and other features
(for example, if the property is furnished) and the location of the property (usually at a suburb level). The data
also often includes pictures of the properties, and can be aggregated to generate a detailed overview of rental
market activity and trends in a particular suburb, city or region, as seen in the figures overleaf. However the
limited reach into lower value rentals is a key weakness.
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RENTALS AVAILABLE ON ONLINE RENTAL CLASSIFIEDS
Below are some example outputs generated for Tanzania using the data scraped from Zoom on rental units
available in Dar es Salaam.
NUMBER OF LISTED PROPERTIES BY RENTAL PRICE (USD)

AVERAGE RENTAL PRICES FOR 1,2 AND 3 BEDROOM PROPERTIES BY SUBURB

Source: Data on properties for rent in Dar es Salaam scraped from Zoom Tanzania, accessed July 2017
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ADDITIONAL SECONDARY DATA SOURCES
(NOT ACCESSED AS PART OF THIS RESEARCH)
Aside from the secondary data sources accessed as part of this research, there are additional secondary data
sources that were not explored, but could be available in certain countries of interest. These are explored below.

MUNICIPAL DATA
Municipalities often gather data as part of their service delivery and governance mandates. This data covers the
spectrum of formal interactions between citizens and the city at the property level, including the submission and
approval of building plans, service utilisation and billing. City data also includes zoning and building rights. It does
not, however, typically include data on tenure directly. However, there may be some indication of an intention to
create rental stock on building plans.

DATA ON EMPLOYER-LINKED AND STUDENT RENTAL HOUSING
In some countries and economic sectors, employers ensure that affordable rental accommodation is made
available to workers, either providing this directly (as was typically the case in mining and agricultural sectors
where workplaces are in more remote locations), or facilitating the provision of housing by third parties.
While data on the scale of such housing, and nature of arrangements between employers or educational
institutions, landlords and tenants is not in the public domain, it could be provided directly by employers or
educational institutions themselves. Because the data is already aggregated by these institutions, it is
theoretically easier to access, assuming of course that data owners are willing to make it available.

DATA ON STATE OWNED RENTAL STOCK
In many countries there is a significant state-owned rental portfolio. Once again, because there is a single, large
institution who owns the stock, data is theoretically more accessible. The interaction between this portfolio and
privately-owned stock is of interest, as are direct comparisons with regards to rentals, vacancy rates, arrears
levels, financial returns, unit specifications and dwelling conditions.

RENTAL CREDIT BUREAUS AND CREDIT BUREAUS IN GENERAL
In some countries, landlords submit data to credit bureaus in the same way that lenders do. This is a sensible
approach; renters can benefit from visibility on the persistency of their historic rental payments which can
facilitate access to credit (including mortgages), while financial commitments to landlords are visible to lenders
who need to assess affordability in the loan origination process. In South Africa, there is a specific rental credit
bureau called Tenant Profile Network (TPN). TPN, originally started as a shared database for landlords and estate
agents to register delinquent tenants. It now provides a range of services to landlords and property management
companies including vetting, preparation of lease agreements, monitoring of rental payments and rental
collection services. In addition, it publishes useful reports on trends in the rental market. Given that TPN collects
property level data, it can be explored in detail, trended, and augmented with other data, including property
values.
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PRIMARY DATA COLLECTED AS PART OF THIS RESEARCH
Once the team had reviewed available secondary data, numerous data gaps emerged:
Macro economy and population: The major data gap is reliable data related to policy, regulation and
legislation. This data is country specific and can be difficult to interpret. In some cases, where laws exist,
enforcement and compliance may be limited. Accurate and reliable information needs to be sourced from incountry legal and financial experts
Support organizations: Major data gaps exist primarily because secondary data is not available. Most of this
data is proprietary data generated by developers, finance providers, and property management companies in the
course of their business activities. This can be difficult to access and requires cooperation from the organisations.
Landlords: Gaps include data on profitability measures such as yields as well as sources of funding to develop
stock.
Tenants: While Nationally representative household survey data is often available and can be used to quantify
and characterize renter households, These data sources typically do not provide detail on the type of rental,
rentals paid, affordability levels, renter tenure and motivation for renting.
To fill these data gaps a number of research pilots were run to collect primary data. Each pilot methodology is
described briefly below.

MOBILE SURVEYS
As part of this research pilot studies making use of mobile surveys were used to close two data gaps related to
the business model and financing arrangements of small-scale landlords (piloted in Uganda), and the rent-toincome ratios of tenants, (piloted in Côte d’Ivoire with young, working professionals currently renting their
dwellings). In both cases cell phone-based SMS surveys were used.
Cost: Mobile surveys are more cost-effective than traditional face-to-face surveys (they can be up to half the
price per survey), but costs can still be relatively high and are usually dependent on the sample sizes. Based on
quotes received as part of this research, costs range from approximately USD 11.50 per survey for a sample size
of 200, down to USD 6.00 per survey for sample size of 3,000.
Turn-around times: A major strength of mobile surveys is the very short turn-around time required to generate
data. The weakness is that there is the risk of a low response rate which could impact timelines and sample sizes.
However, the incentive of free airtime credit does help encourage participation.
Sampling: Mobile survey panels provide easy access to a fairly large existing subscriber base. However, results
are not nationally representative since they are likely skewed towards a younger, more technologically savvy
base. Selection bias also present since respondents’ opt-in to participate in the research panel.
Insights: Mobile surveys are most effective when used to provide a quick snapshot on a specific topic from a
specific audience. Questionnaire length and character limits restrict the complexity of questions that can be
explored. In most cases a maximum of just 20 questions can be asked, although having more than 15 questions is
discouraged due to respondent drop off. As more users move to smartphones, surveys can become richer, with
more helpful guidance for respondents. Concerns about privacy might limit willingness to share personal data
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ONLINE SURVEYS
Online surveys were used to gain a better understanding of rental market activity from real estate agents, this
methodology was piloted in Angola and Uganda. The survey covered topics including the size and make-up of
rental portfolios, tenant management practices, rental agent commission and fees and understanding target
markets and demand for rental properties. With the help of in-country consultants, the research team contacted
real estate agent associations in Uganda and Angola and disseminated online surveys to their members.
Cost: Online surveys are very cost effective. The questionnaire needs to be loaded onto an online survey
platform and these generally require a nominal monthly fee, but the number of survey responses is generally
unlimited. For this research the team used Survey Gizmo.
Turn-around-time: Setting up the questionnaire online is relatively simple and does not require specific technical
skills. Once the questionnaire is uploaded, typically a link will be generated that can be sent via email to
respondents. Responses are available in real-time and can be quickly and easily exported to Excel. However,
getting responses can be slow, especially when no incentive is offered to respondents.
Sampling: Online surveys can have a sampling bias as only those with online access can answer the survey.
However, with increased usage of smart phones and computers this is less of a concern. There can also be a selfselection bias as participation is voluntary
Insights: Online surveys are especially useful where a pre-existing list of respondents that are likely to have
internet access is available. They allow for considerably more complex and flexible questionnaires than mobile
surveys. However, a major issue is low response rates. The pilot study in Uganda received xx responses, while in
Angola no responses were received despite multiple follow ups.

IN-DEPTH INTERVIEWS
In-depth interviews were conducted with small-scale landlords and banks in Uganda. Qualitative research is
often undertaken to test and refine quantitative research instruments, often bringing quantitative data to life.
The success of this methodology was largely a function of the specific in-country consultants as they provided
access to respondents via their local networks and contacts.
Cost: Given the richness of the qualitative data, it is possible to conduct a limited number of interviews and still
get very valuable insights. However, professional fees, incentives and data analysis may increase the cost.
Turn-around times: Conducting in-depth interviews can be relatively quick. However, transcribing, translating
and analyzing multiple interviews will add considerable time to the analysis.
Sampling: Given resources required (time & cost) to conduct face-to-face interviews, the sample is always small.
Insights: Interviews provide very rich, “thick” data. This data often provides contextual information that is
important when reviewing quantitative data (e.g. survey data). However, given small sample size, insights cannot
be generalised to the broader population. An example of an in-depth interview with a small-scale landlord in
Uganda is shown overleaf.
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MR CHRISTOPHER
BACKGROUND
Mr. Christopher runs a travel and tour company and has also been operating as a landlord for the past five years. He
rents out twelve apartments in Kisaasi which is 8km’s from Kampala city.
RENTAL PORTFOLIO
The rental property consists of four two-bedroomed apartments and eight three-bedroomed apartments. All make
use of shared toilet facilities. Rental for the two-bedroom units is UGX 800,000 (~USD 220) per month and for the
three bedroom units it is UGX 1.2 million (~USD 330). Rental includes refuse collection, and a contribution to a
security guard as well as taxes, but excludes water and electricity. His major expenses include a rental income tax,
property taxes as well as maintenance costs. The rental income tax is 20% of his annual rental income, less a 20%
allowance for cost and less the threshold of UGX 2,820,00012. Mr Christopher has a gross annual rental income of
UGX 153.6 million (~ USD 40,000) and so needs to pay UGX 24 million in rental income tax (~ USD 6,300) per
annum.
JOURNEY TO BECOMING A LANDLORD
Mr. Christopher got into property ten years ago when he started trading in small parcels of land to supplement his
income. One of the pieces of land was in Kisaasi. Initially the location was not attractive to developers because it
was undeveloped and had no road infrastructure. However, as the city expanded the area developed rapidly and the
land became a prime location. He decided to develop the land himself instead of selling it off as previously intended.
Construction of the apartments began in 2008 and took five years to complete. Construction was phased around the
availability of finance with personal savings funding the first phase of the development. Once the apartments were
around 60% complete he required a loan to finance the remaining construction.
He applied for a UGX 500 million (~USD 137,000) loan from the Housing Finance Bank. He received the full amount
at an annual interest rate of 19% (variable) and a term of 10 years. Because the apartments were already 60%
complete he did not need to put down a deposit. His monthly instalment on the loan was initially around USD 2,550
per month. However, the interest rate increased to 27% during construction. This lead to delayed and partial
instalment payments.
A fixed interest rate loan would have made the repayments more manageable. Other problems faced during the
construction phase included theft of cement and tools which meant that he had to dedicate a lot of time to the site
to supervise the project.
TENANTS
Mr. Christopher’s tenants are generally mid-level employees with families who are new to Kampala. They rent while
they build their own homes. Tenants typically earn between USD 800 and USD 2,000 per month and are between 30
and 50 years old. It usually takes Mr. Christopher two weeks to find new tenants with the help of informal rental
agents. He has a written contract with all his tenants.
He does limited vetting of new tenants but does require an
initial deposit of six months’ rent. Thereafter tenants pay three
months’ rent in advance.
EVICTION PRACTICES
Non-paying tenants are given eviction notices if they fail to pay
rent within a week of its due date. Tenants have two weeks to
vacate the property, after which time the Police will be brought in
to evoke an eviction. The cost of an eviction is UGX 200,000 (~
USD 54) paid to the police for their assistance.
12https://www.ura.go.ug/openFile.do?path=//webupload//upload//download//staticContent//RGTMENU//30

6//974_Tax_on_Rental_Income.pdf
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ADDITIONAL PRIMARY RESEARCH METHODOLOGIES
(NOT PILOTED AS PART OF THIS RESEARCH)

MYSTERY SHOPPING
A methodology that has not been tested in this study but which can be very useful is mystery shopping. During
that process, researchers visit properties and apply to become tenants, documenting their experience as they do
so. The process provides insight on the tenant experience, often highlighting softer issues that cannot be
determined with other data gathering methods, such as discrimination of tenants based on age, race,
nationality. Mystery shopping can also provide useful data on the tenant vetting process and management
practices, the state of rental demand and property vacancy rates.

ENGAGING WITH THE FINDINGS

Piloting data collection methodologies has provided useful insights into the strengths and weaknesses of various
way of collecting data, as well as country-specific insights which can be found in the country focus notes. Further
in-country research might seek to include the scale of rental as “tenure by default’ in light of limited sales activity
in large-scale affordable housing developments in Angola. In Uganda, the pilot survey with landlords indicated
that bank finance is relatively common as a source of funding. One may wish to test this finding with more data.
Senegal offers an opportunity to assess the impact of rent control while in Tanzania, the relatively significant role
of a state-owned housing company is of interest.
Key themes of interest include affordability, and how we understand that in light of other household financial
commitments. This theme could also explore the costs and benefits of various mechanisms that could create and
preserve sufficiently high quality but affordable rental including rent control, state-owned or social housing,
inclusive housing requirements, other land-use allowances and property taxation.
Further research may also wish to profile landlords in more detail, quantifying participation in key cities of private
institutional and small-scale landlords, as well as state-regulated social housing entities and state owned rental
companies. For each of these segments it would be useful to explore sources of funding. In the case of private
finance providers, the link between funding sources and landlord scale is of interest. In addition, it would be
useful to explore whether finance providers shape the development of rental markets more broadly, incentivising
the adoption of specialist meso-level services, including property management, rental collection and credit
bureau services.

CAHF is carrying on with the quantification of rental markets across Africa. For more information,
please contact Alison Tshangana on Alison@housingfinanceafrica.org . At 71point4, please
contact Illana Melzer on Illana@71point4.com . All of CAHF’s work on rental markets is available
on our website. See http://housingfinanceafrica.org/projects/rental-housing-in-africa/

12

