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Executive Summary 

Rental is a significant tenure form in major cities across the continent; upwards of 80% of households 
in Nairobi, Kenya, rent their dwellings, with similarly high proportions in Abidjan, Côte d’Ivoire (78%)1 
and Lagos, Nigeria (76%)2. However, there is relatively little data available on key aspects of the rental 
market. In most cases there is limited published data available on the profile of renter households, 
rentals paid, quality of rental stock and operating models and profile of landlords. At the same time, 
it can be difficult to find information on the service or product offerings and operating models of 
finance providers, estate agents, credit bureaus and property management companies that typically 
support the sector. It is also difficult to find information on enforced regulations, taxation and 
investment incentives. 

This project outlines a proposed rental market framework and provides an initial set of indicators 
that characterise the different components of the rental market. Using this framework, the 
research identified, analysed and presented several existing data sources that provide useful 
information to populate the various components of the rental framework in four focus countries 
across the continent, namely; Tanzania, Uganda, Senegal, and Côte d’Ivoire. In addition, the project 
team investigated various research methodologies to close key data gaps that emerged during the 
research process. Combined, these findings provide CAHF and the wider housing sector across Africa, 
with a sound foundation to improve the available data and develop useful indicators that quantify 
and characterise rental markets going forward.   

Rental housing market framework 

Overall, the rental sector in any country can be considered in terms of the macro environment, the 
meso environment and the micro environment: 

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

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

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

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

Each of these levels, macro, meso, micro, and demand, highlight different aspects of the rental 
sector.  Data on each of these dimensions can provide an indication of the size, scope, nature and 
performance of the rental sector.  This rental housing market framework, together with various 
indicators, is outlined in the diagram below. 

                                                           
1 Enquete Sur Le Niveau De Vie Des Menages En Cote d’Ivoire (ENV 2015) 
2 Nigeria Census 2006 
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Figure 1: Rental housing market framework and key indicators 

 

In the four countries selected as the focus of this study, the team identified and explored various 
secondary (existing) data sources. An overview of secondary data sources identified, as well as an 
assessment of each, is summarised in Table 1. 
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Table 1: Assessment of secondary data sources identified for rental market analysis 

DATA TYPE TIME SERIES INDICATORS RENTALS COLLECTED AS PART 
OF CPI CALCULATION 

AVAILABLE RENTAL PROPERTIES  NATIONALLY REPRESENTATIVE 
SURVEY DATA 

DATA PROVIDER • National statistical 
bureau 

• World Bank 

• UNDP 

• National statistical bureau 

 

• Online property listing services (e.g. 
Jumia, Gumtree) 

• National statistical bureau 

• World Bank / other development 
agencies 

USE CASE  

(layer of framework 
the data is best suited 
to investigate) 

 MACRO 

(Macro 
environment 
& population, 

policy & regulation) 

MICRO 

(Landlords) 

MICRO 

(Landlords) 

MICRO & DEMAND 

(Landlords & Tenants) 

COST • Data is typically free • Free if statistical agencies 
provide the data 

• In the absence of privacy clauses, data is 
(technically) free  

• Where privacy clauses exist, the cost to 
access the data can be high 

• Some effort is required to develop data 
scraping script, structure and analyse the 
data 

• Statistical bureaus, World Bank / 
other development agencies 
typically provide data at no cost 

• Effort required to access data can be 
substantial if data owners are non-
responsive  

TURN AROUND 
TIME 

• Data is easily 
accessible (e.g. World 
Bank online data bank) 
and is typically 
provided in indicator 
format (no additional 
analysis of the data is 
required) 

• Data must be requested from 
statistical agencies 

• Turn-around time can be slow 
depending on responsiveness 
of statistical agencies  

• If access is secured, web scraping is 
generally very fast and accurate and 
produces a clean output file 

• Where access to data is restricted, a 
specific agreement must be negotiated 
with the data owner  

• Some upfront work is required to write 
scraping script, and analysis and 
packaging of the data can take time 

• Data is easily accessible where 
statistical bureaus provide access to 
downloadable files, or provide data 
on request 

• Preparation of data for analysis, and 
analysis and packaging of the data 
can take time 

SAMPLING Not applicable • Data is typically collected from 
a panel of dwellings on a 
regular basis (monthly or 
quarterly) 

• Data is up to date with extensive spatial 
granularity  

• Data is often nationally 
representative 
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• Samples can be very small (~ 
100 dwellings) 

• Samples typically only include 
formal dwellings located in the 
major urban areas 

• Data is concentrated in major urban areas 
and biased towards higher income, 
formal rentals 

• As online rental classifieds become more 
widely used, market coverage will 
increase to cover lower income segments 

• Without nationally representative 
data, reliable market sizing would 
not be possible 

• Age of the dataset can be 
problematic for some analysis 

INSIGHTS • Provides useful macro-
economic, population, 
political risk and 
stability indicators  

• Data is useful to 
determine priority 
countries to explore 
further 

• Data is useful for tracking 
rental price trends over time 
for formal dwellings in major 
urban centres 

• Limited or no coverage of 
rentals in informal dwellings  

• Data is provided at an 
aggregated level, typically 
only the major capital city 

• Frequency of data allows for reliable 
tracking of key market trends (e.g. rental 
prices by suburb) 

• Currently focused on middle to high 
income properties, which is a weakness  

• Data on rental price is reflective of asking 
price, not going rate. This means the data 
might not give a true indication of market 
prices 

• Data enables a high-level 
understanding of rental market 
(market size, household & dwelling 
characteristics) 

• Limited view on more detailed rental 
market practises (e.g. deposit 
requirements, contractual 
arrangements) 

• Limited spatial granularity in data 
restricts analysis to a regional or 
urban / rural view 

OPPORTUNITIES 
FOR CAHF 

• Create and maintain a 
shortlist of indicators, 
in line with key 
requirements of 
investors and 
policymakers 

• Engage with statistical 
agencies (or development 
agencies who support them) 
about housing and rental 
markets, and the importance 
of capturing rentals from 
across the market for 
determining the true impact of 
housing costs on inflation 

• Highlight benefits of 
disseminating this data to 
rental market participants 

• Identify fast growing online property 
listing websites and explore data 
partnerships to develop data products for 
rental market intelligence purposes 

• An example could be a co-branded rental 
market index, a monthly report or online 
dashboard highlighting key rental trends3  

• The target audience would be investors, 
property developers, policy makers and 
analysts 

• Engage statistical agencies about 
disseminating housing specific data 
through CAHF’s data portal  

• Engage with statistical agencies 
about improving questionnaires to 
ensure inclusion of key housing 
variables and clarification of any 
ambiguities  

• Regularly track what data sources 
are being made available, analyse 
and package the data in an easily 
digestible format  

                                                           
3 Zillow, a US based property listing and rental marketplace, is a good example in this regard. Zillow Research provide extensive data downloads and research for public use on their website, see:  
https://www.zillow.com/research/data/ 
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The study found that relatively rich demand side data is available 
in various household surveys provided by national statistical 
bureaus. These surveys typically include questions on dwelling 
type, building materials, services and most critically, tenure, 
enabling an analysis of rental specifically. However, that data is 
available at an aggregated level and is less useful for investors 
who wish to assess specific investment opportunities in 
particular locations or in a specific target market. In addition, a 
number of gaps exist with respect to micro level indicators 
(specifically the landlord profile comprising public, small scale 
private or institutional landlords, property and tenant 
management practices, funding sources, and financial performance including yields, arrears levels 
and vacancy rates); and at the meso level, covering the nature of support services available to the 
sector (including estate agents and property management companies, as well as rental finance 
products).  

A key aspect of the study was to explore opportunities for addressing these gaps.  To this end, the 
team piloted a selection of methodologies to gather required data.  

Three methodologies were tested:  

1. Mobile (SMS-based) surveys of:  
• Landlords in Uganda  
• Young, working professional renters in Côte d’Ivoire  

2. Targeted online survey with estate agents in Uganda  
3. In-depth discussions conducted with:  

• Small-scale landlords in Uganda and Senegal  
• Bank lenders in Uganda  

 
The data gathering pilots provide an indication for CAHF of the likely success of the methodology in 
closing data gaps going forward. A summary of the respective strengths and weaknesses of each 
methodology based on the experiences and lessons learned is provided in Table 2.  

  

While some data is 
available at an 
aggregated level, this is 
less useful for investors 
who wish to assess 
specific investment 
opportunities.  
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Table 2: Summary of piloted methodologies strengths and weaknesses4 

 MOBILE SURVEYS ONLINE SURVEYS IN-DEPTH INTERVIEWS 

KEY LEARNING  Mobile surveys are useful for obtaining information on a 
specific topic from a specific target audience (e.g. 
landlords or tenants).  

For example, an investor may want to quickly gather data 
on rentals charged in a specific location or analysts may 
want to run a quick mobile survey of tenants to determine 
if, and to what extent, landlords are complying with 
certain regulations (i.e. deposit requirements, contract 
requirements)   

Online surveys are best suited for gathering 
information from a predefined list of people.  

For example, a list of all estate agents, property 
management companies or developers 
belonging to an industry organisation.  

In depth interviews are useful for obtaining detailed data 
on  attitudes, perceptions, journeys, and experiences 
that is not easily captured in a survey.  

Interviews are also a useful when conducting more 
exploratory research (i.e. scoping what data is 
available), when gathering potentially sensitive data, or 
when gathering data on more complicated indicators 
such as rental yields (interviewers can explain the 
different inputs required for the yield calculation and 
sense check as the conversation goes).  

This methodology can be used to gather information 
from individuals operating across the framework (macro 
– meso – micro – demand) 

USE CASE & 
COUNTRIES TESTED 
IN 

MICRO 

Landlords in Uganda 

DEMAND 

Tenants in Côte d’Ivoire 

MESO 

Estate agents in Uganda5 

MICRO 

Small-scale landlords in 
Uganda & Senegal 

MESO 

Bank lenders in Uganda 

     

                                                           
4 While web scraping was one of the methodologies piloted during this study, the assessment has been included in Table 1 since the scraped data, online rental classifieds, is a secondary 
data source (i.e. the data already exists, just not for research purposes). 
5 An online survey of estate agents in Angola but did not receive any responses. The in-country partner suggested the low-response rate was due to there being no incentive to participate 
and agents’ limited access to a reliable internet. 
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COST • Mobile surveys are more cost-effective than traditional 
face-to-face surveys (they can be up to half the price 
per survey6) but costs can still be relatively high 

• Cost per survey decrease with larger sample sizes. For 
example, in this study, the data provider’s costs were 
as follows: 

     N= 200 ($11.32 CPS) 
     N= 1 000 ($8.45 CPS) 
     N = 3 000 ($6.65 CPS) 

• Online surveys are generally very cost 
effective 

• Some platforms require a monthly fee7, but 
the number of survey responses is generally 
unlimited  

• Costs can be high but can also be managed by 
limiting the sample size 

• Respondents may need to be incentivised to 
participate with cash or a voucher which adds to the 
cost (not done in this study)  

• Given the richness of the qualitative data, it is 
possible to conduct a limited number of interviews 
and still get very valuable insights  

TURN AROUND TIME • A major strength of mobile surveys is the very short 
turn-around time required to generate data on a 
specific topic from a specific target sample 

• The weakness is that there is the risk of a low response 
rate which could impact timelines and sample sizes 

• The lack of personal interaction also makes it difficult 
to encourage respondents to participate 

• However, the incentive of free airtime credit does help 
encourage participation 

• Set up is simple and doesn’t require specific 
technical skills 

• Online survey platforms typically generate a 
link that can be sent to respondents 

• Responses are available in real-time and can 
be quickly and easily exported to Excel 

• As with mobile surveys, there is a potential 
risk of low response rate which could impact 
timelines and sample size 

• Respondents can be incentivised to 
participate (not done in this study) 

• Turn around time is generally longer than other 
methodologies 

• Developing the discussion guide should only take a 
few days but it takes time to recruit respondents  

• Turn around time is also dependent on the 
respondents’ availability 

• Conducting interviews, transcribing, translating and 
analysing results can also be time-consuming which 
is a potential weakness of this methodology if 
timelines are tight 

SAMPLING • A strength of mobile survey panels is that they provide 
easy access to a fairly large existing subscriber base  

• Also, frequent surveys can be conducted on a specific 
topic and responses can be tracked over time 

• However, results are not nationally representative 
since they are likely to be skewed towards a younger, 
more technologically savvy base 

• Selection bias also present since respondents’ opt-in to 
participate in the research panel 

• A major strength of online surveys is the 
convenience of the methodology for 
respondents (surveys can be completed in 
their own time) and the low cost of the 
methodology 

• Online surveys require respondents to have 
a good internet connection and be fairly 
comfortable with technology. This is a 
weakness and can introduce sampling bias8  

• Given the resources required (time & cost) to conduct 
face-to-face interviews, the sample is always small 
and will not be representative of the entire market 

• Respondents are recruited according to specific 
recruitment criteria (demographics, behaviour, 
product usage etc.)  
 

                                                           
6 Face-to-face survey costs can vary greatly depending on the location of the fieldwork, the size of the sample, enumeration and fieldwork management team, survey platform and data 
costs and incentives (if required).  
7 For example, SurveyGizmo provides a monthly subscription for an individual member for around R340 ($25) per month 
8 Only individuals with access to a reliable internet connection can participate thereby excluding a portion of the population who do not have access to internet from the study 
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• With increased usage of smart phones / 
computers this will become less of a concern 

• Selection bias is also present as 
participation is voluntary 

INSIGHTS • Mobile surveys are most effective when used to 
provide a quick snapshot on a particular topic 

• Questionnaire length and character limits restrict the 
complexity of questions that can be explored  

• The accuracy of responses is dependent on the 
respondents’ interpretation of the question 

• 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  

• Online surveys allow considerably more 
complex and flexible questionnaires than 
mobile surveys 

• As with mobile surveys, accuracy of 
responses is dependent on the respondents’ 
interpretation of the question 

• In some cases, response rates are very low, 
particularly when there is no incentive to 
participate 

• Interviews provide very rich, “thick” data. This data 
often provides contextual information that is 
important when reviewing quantitative data (e.g. 
survey data). 

• Methodology can also be useful for testing survey 
questionnaires 

• Given small sample size, results cannot be 
generalised to the broader population. However, the 
data provides an indication of potential issues in the 
market that may warrant further investigation on a 
wider scale  
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This research highlighted a number of key issues for CAHF and other housing sector organisations in 
the public and private sector, in how they can engage with rental market data. As a starting point, 
CAHF (and others) can add value at relatively low cost by bringing to light existing (or secondary) 
data. CAHF is well positioned to access data sets and engage with key data owners including entities 
that generate nationally representative household survey data. Typically, they do so without a 
specific rental market research agenda in mind. Nevertheless, the data they generate is often the 
cornerstone of further rental market research. Examples of such institutions include national 
statistical agencies and development agencies such as the World Bank. CAHF already engages with 
these institutions about housing market issues in general and can leverage existing relationships to 
expand these discussions to include a rental focus.  

This research also highlighted other useful, and to date 
underutilised, data sources including online property listing 
data. Aside from enabling rental markets, these online services 
generate rich data at low cost and can be leveraged to create 
data products. While this data is currently concentrated around 
middle to high income properties, as online property listing 
services grow, more affordable rental properties will, in all 
likelihood, be listed, providing greater visibility on the characteristics, location and prices of rental 
properties over a broader cross-section of the market.  

While the data itself is generated at no cost, processing and analysing data is time-consuming and 
can require specialised skills. In addition, significant effort is required to market and disseminate data 
products. Online listing agencies may therefore not have a clear business case to invest in creating 
data products, at least initially. However, CAHF is well positioned to underwrite the development of 
information products built on this data, or to co-create and co-brand these products. 

While uncovering and disseminating existing data will add value, critical gaps remain and primary 
research will be required to close them. In that regards, a key lesson learned during this project was 
the pivotal role of in-country housing experts in supporting primary research efforts. They provide 
critical context on the local environment and housing specific issues, typically bring useful contacts 
to the project who can be leveraged for primary research purposes and provide invaluable on-the-
ground support for research activities. CAHF should continue to identify and build the capacity of 
local in-country housing experts that can be called upon to assist in studies of this nature going 
forward.  

 

 

Online property listing 
services generate rich 
data at low cost, which 
can be leveraged to 
create data products. 
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1. Introduction 

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.  

As part of this effort, the research sought to:  

• Develop methodologies to quantify the rental market in its diversity, breadth and depth on an 
ongoing basis 

• Create a database accounting for sub-markets, forming a baseline for future research 
• Analyse available data to: 

1. Explore the challenges faced by the sector 
2. Speculate on the prospects for increased supply 
3. Set an agenda for future interventions towards the development of the sector 

• Set an agenda for future data collection in the rental housing sector, providing insight to 
inform further research on issues or challenges of importance to the development of the sector 

Four countries of focus were selected from CAHF’s priority countries, namely; Uganda, Tanzania, 
Senegal, and Cote d’Ivoire.  

To meet the stated objectives, the project team conducted the research in three key stages outlined 
below:   

• Phase I: Develop a framework to quantify the rental markets and its submarkets 
• Phase II: Identify, collect and analysis existing data to quantify and understand the rental market 

in five selected countries as per the framework  
• Phase III: Investigate and test various research methodologies to close key data gaps that 

emerged during the research process 

By and large, the team was able to meet the first objective of the study, namely to develop 
methodologies to quantify key aspects of the rental market. This was accomplished leveraging 
available household survey data that typically incorporates questions on housing tenure. However, 
during the course of the research, it became clear that the available data would not provide sufficient 
information for the project team to speculate on the prospects for increased supply nor set an agenda 
for future interventions – this is a critical finding in and of itself – a key barrier to future prospects for 
investment. Instead, the team focused on showcasing available data and piloting methodologies to 
close key data gaps that would facilitate more in-depth engagement about the sector going forward. 
The team has also identified a proposed set of questions that could define a future research agenda, 
to be tested with in-country participants. 

This document is one of several deliverables submitted to CAHF as part of this project. It focuses on 
the research methodologies and data sources investigated during the research process and includes 
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some specific recommendations and suggestions for CAHF relating to a future research agenda. It 
also outlines a proposed framework and provides examples of initial indicators relating to various 
components of the framework.  Other deliverables generated by the project include specific focus 
notes summarising data for Tanzania, Uganda, Senegal and Cote d’Ivoire9, an indicators spreadsheet, 
and summary presentations of findings from the survey data analysis and pilot projects. In addition, 
deliverables include all research instruments that were developed as part of this research. 

2. Exploring rental market data 

Rental markets will develop (and have developed) with or without data. However, data on rental 
markets provides a basis for evidence-led engagement on rental market development with policy 
makers, investors and landlords. To quote from the project Terms of Reference: “The current dearth 
of information prevents stakeholders from properly understanding demand dynamics…. 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.” 

It is conceivable that rental markets in many large cities on the continent have developed not only in 
spite of, but because of, the absence of policy, targets and visible data. In the absence of an attentive 
policy and regulatory environment, for example, landlords may face few restrictions on how they 
develop and manage rental stock, and they would be unconstrained by any formal regulations in their 
negotiations with tenants. While external parties (including researchers, policymakers, financiers and 
investors) may not have access to useful data to characterise the sector at a broad level, local market 
participants may have access to sufficiently robust, on-the-ground evidence on which to base specific 
investment decisions.  

However, in such an environment – typically characterised as ‘informal’ –  the rental sector is likely to 
work sub-optimally, characterised by imbalanced landlord tenant relationships, poor quality housing 
and service provision, limited access to finance to enable rental stock development and few 
supporting services. It may also undermine a broader urban development or formalisation agenda. 
For instance, where governance is poor, landlords may contravene by-laws or impinge on the rights 
of neighbouring property owners. Where properties are poorly maintained or over-crowded, the 
sector might engender lower levels of shared responsibility or citizenship on the part of tenants, and 
might introduce social instability to an area. In such a scenario, landlords may be better characterised 
as slumlords, who create negative externalities, contributing to urban decay. This appears to be the 
case in many African cities, and the bias in favour of home ownership in the policy domain no doubt 
emanates in part because of evidence and fears of this outcome.  

Still, the incidence of rental demonstrates that pathways to ownership are not accessible for many, 
particularly newer migrants and lower income earners. In addition, rental markets can offer a wider 
array of housing options, including small units and units with shared facilities that may be occupied 
for relatively short time periods. Beyond this, while rental market participants can and do create 
negative externalities, they can, if supported, do the opposite. Recent case studies in Cape Town, 
South Africa, highlight the visible role small scale landlords can have on upgrading poor 
neighbourhoods as they invest in rental stock to generate a stable income stream and asset base10 
for landlords. In addition, the participation of formal financial institutions who require land to be 
formally registered and buildings to comply with regulations, increases the incentives of landlords to 
comply with by-laws, and helps integrate these properties into city processes and revenue streams. 

                                                           
9 Initially, Angola was also a focus of the study, however it was soon found that there was a serious lack of available data in that country.  
This underscores the need for focused research the creates a comparative baseline of data across countries. 
10 See “Affordable Rental Housing: A look at a vital yet often ignored sector” Development Action Group, 2018 
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This investment also potentially creates a base of active citizens invested in property who actively 
engage with municipal government to improve governance and service levels.  

Arguably, better data could enable informed oversight, improved service delivery and more strategic 
engagement with the sector by cities and other external entities such as financiers and large 
investors. This can potentially curtail negative externalities that might be associated with informal 
rental market activity, but also leverage rental as a mechanism to improve governance, create wealth 
and provide a diversity of housing solutions for a young, urbanising and mobile market. 

 Defining a rental market framework – what data do we need?  

Ideally, we would like to explore various quantitative and qualitative dimensions across the rental 
value chain for a spectrum of participants. These would count and characterise rental housing stock 
and sector participants, and provide insight into their perceptions, attitudes and experiences. It is 
useful characterise rental markets in line with a structured framework that incorporates key 
participants and processes. While there are many candidate frameworks, this project has relied on a 
modified Macro  – Meso – Micro approach, augmented by a specific focus on households or tenants 
(the demand layer).  

The macro level includes external factors that frame the environment within which the rental 
sector operates. These relate to the economy as a whole, and position the rental sector in the context 
of the broader housing market, framed by labour market dynamics, urban development and 
population trends. It also explores the policy and regulatory environment that shapes the incentives 
and behaviour of market participants. The macro level includes subsidy regimes, investment 
incentives and policies with regards to the taxation of rental income. It also includes regulations 
regarding the development and management of stock and the landlord – tenant relationship.  

The meso layer incorporates all the supporting infrastructure and institutions that support the 
rental sector – including entities that enable the development of stock (financiers, developers) as 
well as service providers who assist with tenanting and rental management (estate agents, credit 
bureaus, property management companies).  

The micro layer explores the owners of rental stock – the primary players that define the rental 
market. This layer includes publicly owned rental housing companies, social housing companies, 
institutional and small scale private landlords. It also explores the characteristics and pricing of rental 
housing stock that is available. Analysis at the micro level might explore the specific motivations of 
landlords, their operating models, financial (or other) returns (or expectations), and the role of rental 
housing assets in asset portfolios. It would also explore how the macro and meso layers enable, 
support or limit the emergence and competitiveness of various types of landlords, and how the 
characteristics and behaviours of micro layer participants in turn shape endogenous aspects of the 
macro and meso layers. 

The demand component considers current and potential tenant households, exploring housing 
conditions and access to services, motivations, experiences, housing aspirations and preferences.   

This framework is summarised in Figure 1 below and populated with a selection of initial indicators 
for each of the framework components. The list of indicators is illustrative, and not exhaustive; the 
framework and associated indicators are likely to develop in an iterative way as policy makers, 
investors and researchers pay more attention to the rental market and explore the market more fully 
in all of its diversity. Ideally, indicators should enable some assessment of the health and 
sustainability of the sector across financial and social dimensions. However, as always, indicators 
should serve as a prompt to generate interest, to identify potential opportunities and constraints, and 
given this, to encourage further research. Indicators are, after all, not an end in themselves. 
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Figure 1: Rental housing market framework and key indicators 

 

 

In order to test the framework, it is important to identify the potential data sources for the rental 
market and investigate how much of the data is accessible.  
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Box 1: What is data? 

In simple terms data is a collection of facts or information that can be analysed to generate useful 
insights. Traditional research environments distinguish between secondary and primary data. 
Secondary data refers to existing data, often generated for an unrelated purpose, that can be 
leveraged to address the particular research question. For example, living standards surveys used 
principally to enable a better understanding of living conditions and poverty levels often include 
questions on dwelling type and tenure. These can be used to quantify the rental market in terms of 
the number of households who rent and to characterise these households and their living conditions.  

Primary data refers to data that is purposefully gathered to answer the research question because no 
secondary data exists. For example, it is typically not easy to find existing data sources that explore 
small scale landlord access to finance. To understand this in more detail might require a specific 
survey or a series of interviews, as done in this project.  

Data, whether primary or secondary, can be segmented into quantitative and qualitative data. 
Quantitative data – data that quantifies or monitors a phenomenon – is structured, numerical data 
historically gathered by closed-ended questionnaires or surveys. Increasingly, quantitative data 
sources include so-called ‘big data’; a term used to refer to high volume, complex data that cannot be 
manipulated using traditional data processing software. This can include administrative data 
including credit bureau data or municipal data, data ‘exhaust’ generated as a by-product of digital 
interactions, as well as sensor data (often referred to as the ‘internet of things’11) and imagery. While 
much of this data can enrich the broader understanding of the number and quality of dwelling units 
and how this changes over time, given that rental market analysis is principally concerned with a 
social arrangement which is not directly visible, these larger data sets are often less useful for a direct 
analysis of rental markets. 

In contrast, qualitative data, sometimes referred to as ‘thick data’, is gathered using unstructured or 
semi-structed techniques such as in-depth interviews or focus group discussions. It typically seeks to 
explore motivations, attitudes and perceptions – providing insight on the ‘why’, as opposed to the 
‘what’ questions. 

Various entities generate useful data. Researchers, academics and consultants may explore specific 
aspects of housing or rental markets in some detail, while statistical agencies or global think tanks 
may conduct nationally representative household surveys that contain relevant data on household 
composition, location and other demographics, as well as dwelling form and housing tenure. In 
addition, statistical agencies might track rental levels and monitor rental escalations as a component 
of consumer price indexes.  

Private sector market participants also generate useful data. Rental market agents sometimes 
publish reports on the state of residential rental markets. In addition, data provided by online rental 
portals offers new opportunities to obtain rich, current data at a property level. Less data is typically 
publicly available on operating models and returns achieved by various landlords or other sector 
participants (such as estate agents, management companies, developers and financiers). 

Together, various data sources and typologies combine to create the data universe which underpins 
an analysis of rental markets. While these various data sources are different in scope and nature, they 
can be combined and overlaid to develop a rich characterisation of the rental sector.  

 

                                                           
11 Internet of Things (IoT) is a term used to describe physical devices that have been embedded with electronics, sensors, 
or other software that allows these things to connect and exchange data. In other words, physical devices that generate 
and exchange data with other devices. An example includes a wrist watch that tracks your steps, heart rate and sleep 
patterns and exchanges this data with a mobile phone app, also referred to as wearable technology.   
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 Secondary data sources explored as part of this project 

Various data sources were explored as part of this project. This includes macro time series data, 
household survey data, rental market survey data and data generated by online listing agencies. Each 
of these is discussed below. 

 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 a host of others. This data is easily accessible 
from a range of resources such as the World Bank’s data catalogue and various in-country data 
sources including central banks and statistical agencies. 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. CAHF may therefore wish to maintain a set of selected indicators in line with its own 
criteria to enable its clients to access relevant data quickly. 

Recommendation for CAHF: Create and maintain a shortlist of indicators, in line with key 
requirements of investors and policymakers  

An initial set of basic indicators relevant to rental market investment in particular has been populated 
for the four countries of study and is available as a separate deliverable for this project. 

 Nationally representative household survey data  

Survey data, specifically nationally representative data, is useful for quantifying and characterising 
demand-side rental market indicators at a high level. Despite a commonly held belief that only 
limited survey data is available north of South Africa, the research team identified a number of data 
sets that provide useful data on rental markets in the four countries included in this study. These data 
sets were identified via a desktop search of the websites and open data portals (where available) of 
the respective countries’ national statistical agencies as well as those of other data owners, principally 
the World Bank. 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 set12 .  

As outlined in Figure 2, we were able to quantify the size of the rental market denominated by the 
number of households who rent in the four countries included in this study.  

                                                           
12 Some of the statistical agencies provide access to census data via an open data portal with prepopulated dashboards summarising the 
latest data. However, besides some basic filtering functionality, users typically cannot explore the data in-depth, or download them for 
independent research, limiting the usefulness of these open data portals. 
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Figure 2: Proportion of households renting 

 

These data sets enable a high-level characterisation of rental market activity as they contain 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 rental13. 

A summary of household survey data sets identified and accessed as part of this project is provided 
in Table 3 below. 

While raw survey data is often available at no cost, a substantial amount of effort is required to 
manipulate the data into a format that enables detailed analysis. Understanding the raw survey data 
and preparing it for analysis is time-consuming and includes translating the data, checking the 
datafiles and weights, and creating custom fields necessary for analysis. This in part explains why, to 
date, very few researchers have engaged with the data. In addition, in some cases the reliability of 
the data can be a concern (see Box 2).  

 

 

                                                           
13 Detailed findings from the analysis of available survey data per country are available as part of country focus notes 
prepared as deliverables for this project. 
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Table 3: Survey data identified for rental market analysis 

 

                                                           
14 Data availability: indicates if the project team were able to either download the raw data files or access the files on request from the data owner 
15 The 2012/13 Tanzania National Panel Survey was analysed as part of this research. The 2014/15 data was not available at the time 

Country Survey name Data provider Last survey 
year 

Year data 
released 

Previous survey years Sample size 
(households) 

Data availability14 

Angola 
Census 

Instituto Nacional de 
Estatistica (INE) 

2014 - - -  

Core Welfare Indicators 
Survey 

2011 2014 - 8 640   

Côte d’Ivoire  
Census 

Institut National de la 
Statistique (INS) 

2014  1988, 1998  -  

Enquete Niveau De Vie Des 
Menages (ENV)  

2015  
1993-1995, 1998, 2002, 
2008, 2011 

12 900  ✓ 

Senegal 

Listening to Senegal 
Agence Nationale de 
Statistique et de la 
Démographie (ANSD) 

2016  2014 1 500  ✓ 

Census 2013  - -  

Monographic survey on real 
estate services in Dakar 

2010  - -  

Tanzania 

Census 

Tanzania National 
Bureau of Statistics 

2012 - 1967, 1978, 1988, 2002 -  

National Panel Survey15 2014/15 2017 
2008/09, 2010/11, 
2012/13 

3 265   

Household Budget Survey 2011/12 2014 2000/01 10 400  ✓ 

Measuring Living Standards  World Bank 2014/15 - - 2 083  ✓ 

Uganda 

Census 

Uganda Bureau of 
Statistics (UBOS) 

2014 - 1980, 1991, 2002 -  

National Household Survey 2016/17 - 
1999/2000, 2002/03, 
2005/06, 2009/10, 
2012/13 

6 896   

National Panel Survey 2013/14 2016 
2009/10, 2010/11, 
2011/12 

3 119  ✓ 
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Box 2: Survey data quality 

Survey data is by nature prone to both sampling and non-sampling errors. It is therefore useful to 
compare data across survey instruments, and to triangulate surveys with other data. Often, the 
process yields estimates that differ, sometimes significantly. By way of example, according to 
published reports, the 2009/10 Uganda National Household Survey found that 61% of urban 
households were renting their dwellings.  Two to three years later, this proportion had dropped to 
44% (see Figure 3). In addition, according to the National Panel Survey, 29% of urban households 
rented their dwellings in 2013/14. This is significantly lower than the corresponding estimate from 
the 2012/13 National Household Survey. 

Figure 3: Uganda household tenure status 

 

Discrepancies of this nature are not uncommon when characterising tenure.  In South Africa, the 2016 
Community Survey indicated a significant decline in the proportion of urban households who rent 
their dwellings compared to 2011 Census data, and the Community Survey estimate differs 
noticeably from that generated by the 2016 General Household Survey.  

Discrepancies can occur because of different sampling frames, or variances in survey methodology, 
question form or questionnaire structure. In assessing the quality of a data set it can be helpful to 
obtain historic data sets where these exist to assess how stable the data is, and to engage directly 
with statistical agencies and fieldwork researchers to explore why different estimates arise.  

Sources:  http://www.ubos.org/onlinefiles/uploads/ubos/UNHS_12_13/2012_13%20UNHS%20Final%20Report.pdf; 
http://www.ubos.org/onlinefiles/uploads/ubos/pdf%20documents/UNHS_VI_2017_Version_I_%2027th_September_2017.
pdf; project team analysis  

Another limitation of nationally representative survey 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. Census data is more useful in this 
regard, provided the raw data, or at least a 10% sample of the data, is made available.  

Aside from more generic household surveys, additional survey data is sometimes collected on 
residential property markets and rental markets specifically. This includes specific surveys that may 
be conducted periodically with estate agencies; the 2010 Monographic Survey of Estate Agents 
conducted in Senegal is one example. 

A summary of the strengths and weaknesses of survey data for a rental market analysis is provided 
in Figure 4. 
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Figure 4: Existing survey data: strengths and weaknesses 

 
STRENGTHS WEAKNESSES 

COST • Statistical agencies 
(generally) provide 
access to the data at no 
cost 

• While data is free, effort and resources are required 
to obtain raw data if statistical agencies are non-
responsive and to process and analyse the data 

TURN 
AROUND 
TIME 

• Data is easily accessible 
where facilitated by data 
owners  

• Preparation of the data, analysis and development 
of indicators from raw data takes time 

SAMPLING • Some surveys are 
nationally 
representative which 
enables market sizing 

• Sample frames can differ across surveys, resulting 
in different findings across survey instruments 

• Sample frames may be outdated  

INSIGHTS • Provides useful high-
level data to quantify 
the size of the rental 
market by number of 
renter households, and 
to characterise 
households / individuals 
who rent and their 
dwellings  

• There is limited spatial granularity; analysis is 
restricted to a regional or geographical view (urban 
vs. rural, sometimes district or city level at best) 

• In some cases, housing typologies are absent or 
country specific making cross-country comparisons 
difficult 

• Limited data on landlords and tenant management 
practices (i.e. deposit requirements, rental 
agreements, eviction processes etc.) 

 

Recommendation for CAHF: Engage statistical agencies about disseminating housing specific data 
through CAHF’s data portal.  

CAHF may also choose to encourage statistical agencies to include a standard set of housing variables 
in household survey questionnaires and to clarify any ambiguities in the survey questions.  

CAHF should regularly track what data sources are made available, and analyse, package and 
disseminate relevant data in an easily digestible format.  

 Rentals collected as part of CPI 

Typically, housing and housing related expenses are a significant component of the consumer price 
index (CPI); it is often the most significant expense category after food. In Kampala, for example, 
housing and housing related expenses contributed over 16% of all household expenditure for low 
income households, according to the total CPI calculation in February 201816.  Statistical agencies 
therefore gather rental data on an on-going basis as an input into the derivation of the CPI. However, 
while housing related components of the CPI are usually published, actual rental data and metadata 
is not. 

The team reached out to contacts at the respective statistical agencies in all four countries included 
in this study to explore the sampling basis for the rental data used in the CPI calculation in more detail. 

                                                           
16 Uganda CPI press release (Feb 2018), accessible: 
http://www.ubos.org/onlinefiles/uploads/ubos/cpi/cpifeb2018/CPI%20Publication%20for%20February%202018.pdf 
Housing includes Housing, Water, Electricity, Gas and other Fuels as well as Furnishings, Household Equipment and 
Routine Household Maintenance 

http://www.ubos.org/onlinefiles/uploads/ubos/cpi/cpifeb2018/CPI%20Publication%20for%20February%202018.pdf
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Out of the four countries included in this study, the team received responses from two country 
agencies – Senegal and Tanzania17.  

In both cases, rental property samples are small. In Tanzania, actual rental data from a sample of 104 
dwellings is collected each month (four dwellings per urban center across 26 regions in Tanzania 
mainland) by the national bureau of statistics as part of the CPI calculation. The data is collected from 
tenants who occupy the sample dwellings18.  In Senegal, data is collected from a sample of 150 
dwellings across eight different property types by Agence Nationale de Statistique et de la 
Démographie (ANSD, Senegal’s National Bureau of Statistics). All dwellings are located in Dakar and 
the data is collected via in-person interviews with tenants and real-estate agents. While ANSD was 
willing to share aggregated rental data collected between 2008 – 2016, they would not share the raw 
property level data because of privacy concerns19.  

Statistical agencies do not collect data on rentals for informal dwellings, and the sample of dwellings 
is not routinely calibrated to align with the profile of the rental market (i.e. as more people rent in 
informal dwellings or shared rooms, the sample should theoretically assign more weight to these 
dwelling types). This of course has a material impact on the accuracy of housing cost data that 
informs CPI calculations.  

Recommendation for CAHF: Engage statistical agencies about the collection of rental data. CAHF 
is well positioned to help the statistical agencies better understand the profile of the rental markets 
in their country and the relative importance of capturing rentals from across the market (both high 
and low value properties) in determining the true impact of housing costs on inflation 

 
A summary of the strengths and weaknesses of the rental data collected as an input for the CPI 
calculation is provided below.  

Figure 5: Strengths and weaknesses: Rental data collected as part of CPI calculation 

 
STRENGTHS WEAKNESSES 

COST • Free, if statistical 
agencies provide the 
data 

• Effort and resources to engage with statistical 
agencies, especially if they are non-responsive  

TURN AROUND 
TIME 

 • Depends on responsiveness of statistical 
agencies20 

SAMPLING • Data is typically 
collected from a panel 
of dwellings on a 
regular basis (monthly 
or quarterly)  

• Samples can be very small (~ 100 dwellings)  
• Sample typically only includes formal 

dwellings located in the major urban areas and 
is not representative of the market as a whole 

INSIGHTS • Data is useful to track 
rental price trends 
overtime for formal 
dwellings in the major 
urban centres 

• Limited coverage of rentals in informal 
dwellings 

• Data is made available at an aggregated level 
which restricts analysis to only one 
geographical view (typically the major capital 
city) 

                                                           
17 Only Senegal provided access to the data 
18 Email correspondence with statistical agency (contact: Hashim Njowele). The tenants are asked “What is the rent paid for this dwelling 
for the month of [MONTH]?”  
19 Email correspondence with statistical agency (contact: Baba Ndiaye) 
20 The project team contacted the statistical agencies in all four countries included in this study, but only received responses from two, 
Tanzania and Senegal.  
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 Online rental property classifieds 

There are several instances where data that is generated for sales, operational or administrative 
purposes can be analysed to generate useful insights. Examples of this type of secondary data  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.  

The team explored data generated by online rental listings service providers. Providers such as 
Gumtree and Jumia are increasingly used to facilitate transactions in the property market across 
Africa. Rental property listings contain detailed property level data that can be aggregated to 
generate a detailed overview of rental market activity and trends in a particular suburb, city or region. 
For example, the data can be used to explore average rentals in a given area by property type or size. 
The data also provides some insight on tenant management practices such as landlords’ deposit 
requirements and currency in which rentals are denominated. By tracking this data over time, it is 
possible to create indicators of the average marketing period for a rental property (i.e. how long the 
ad stays posted on the website) and to track rental escalations on the same property.  

Because the data is available online, it is technically possible to use web scraping techniques to 
automate data extraction. Web scraping is a quick and effective method to collect vast amounts of 
data on a regular basis (hourly, weekly, bi-monthly, monthly etc.). The data can then be organised 
into a central database or spreadsheet to enable trend analysis and mining of the data more 
generally. While the methodology yields detailed, useful data efficiently, some websites explicitly do 
not allow scraping of their data which they regard as a proprietary asset. In addition, scraping can 
have detrimental effects on website performance.  

Jumia House is the leading online classified website in Africa and has substantially more rental 
property listings than ZoomTanzania, another online property marketplace. At the time this research 
was conducted (July 2017) Jumia had around 44 000 rental properties listed on their databases in 
Tanzania alone (see Box 3).  The research team contacted Jumia House21 who was very willing to 
engage on the topic and had clearly thought about how they could commercialise their data. During 
discussions, Jumia mentioned that they were thinking about utilising this data to provide unique 
property market insights through an online tool to interested stakeholders. However, they were still 
conceptualising the idea and were not sure when or if they would go ahead. Jumia offered to make 

                                                           
21 The primary contact that the team engaged with was Clément et Younes, CMO and Head of Business Intelligence for Jumia Classifieds 

Box 3: Number of rental listings ever posted on Jumia for selected African countries 

Country Number of listings 
Angola 11 646 
Cote d’Ivoire 26 451 
Ghana 30 945 
Kenya 171 073 
Rwanda 15 293 
Senegal 18 012 
Tanzania 44 603 
Uganda 133 200 

  

Source: Email correspondence (Clemence Tesconi, CMO Jumia Classifieds) 



Quantifying Residential Rental Markets in Africa 
Methodology Report 
 

 
71point4, for the Centre for Affordable Housing Finance in Africa (June 2018) 
 

25 

available all rental property listing data for the four countries (plus Angola) at a cost of $11 900. The 
team did not pursue the opportunity further but CAHF may wish to.  

The team scraped data from Zoom Tanzania since they did not have a clause prohibiting it. It took 
two days to pull data on over 2 400 rental property listings using a web scraping script. The 
following data was obtained for each property:  

• Asking rental price  
• Currency rental is charged in 
• Deposit requirements 
• Utilities included in rental price (electricity, water) 
• Location of property (suburb, street name, district) 
• No. of bedrooms / bathrooms 
• Other features (e.g. furnished or unfurnished, security guard, swimming pool, on paved 

road etc.) 
• Who posted the advert (property agent vs. individual)? 
• Property pictures 

 
The data is particularly useful in exploring rental price trends in specific areas as illustrated in Figure 
6, a chart of the rental property prices in the top 12 suburbs in Tanzania (by number of rental 
properties listed on Zoom Tanzania).  

Figure 6:  Rental property prices in Tanzania (Top 12 suburbs/regions by number of listings on Zoom 
Tanzania; number in brackets reflects number of properties scraped) 

 

The graph shows that Mbezi Beach has the widest diversity of properties, with units being advertised 
for as little as $189 per month through to as much as $9,000 per month.  Masaki, however, has the 
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highest average monthly rental at $3,018 for three-bedroom units and $1,105 per month for one 
bedroom units.  

A key limitation of this data source is the current bias in favour of middle and higher rental properties.  
This is not insignificant: survey data shows that 97% of rental properties in Dar es Salaam, Tanzania 
are offered for rentals of less than $100 per month, while only 7% of properties in the database 
scraped from ZoomTanzania lie in this range.  This limitation is likely to become less significant over 
time as internet access and usage increases, and as more landlords of properties catering to lower 
income households advertise on these websites.   

Recommendation for CAHF: Identify fast growing online property listing websites and explore 
data partnerships with them. The aim would be to develop data products for rental market 
intelligence purposes. An example could be a co-branded rental market index, a monthly report or 
online dashboard highlighting key rental trends (average prices per suburb, number of rental listings 
etc.). The target audience would be investors, property developers, policy makers and analysts.  

 
A summary of the major strengths and weaknesses of web scraping online rental classified data is 
provided in Figure 7.  

Figure 7: Strengths and weakness: Online rental property classifieds 

 STRENGTHS WEAKNESSES 

COST 

• In the absence of data privacy 
clauses, the data is (technically) free 
and accessible 

• Some technical skills are required to 
write the script to scrape the data. If 
these skills do not exist in-house, 
this can be outsourced 

• Cost to access the data can be high if 
website owners prohibit web scraping  

TURN 
AROUND TIME 

• Web scraping is generally very fast 
and accurate, and produces a clean 
output file 

• Data owners can limit access to data. 
In these cases, specific agreements 
must be negotiated with data owners 
to access the data 

SAMPLING 

• Data is up to date with extensive 
spatial granularity (i.e. the ability to 
view rental trends – price, supply, 
demand – for a specific suburb) 

• Data is typically concentrated in 
major urban areas 

• There is a bias in favour of higher 
income, formal rentals, although this 
varies by country. As access to the 
internet increases, the usage of 
online classifieds should increase 

INSIGHTS 

• Level of detail (property and 
location) and up-to-date nature of 
data allows for tracking and trending 
of rental properties (e.g. average 
asking rental price or number of 
rental properties listed in a particular 
suburb etc.) 

• As the online rental classifieds 
become more accessible and widely 
used, market coverage will include 
lower income segments 

• Limited coverage of low rental 
properties is a weakness. However, 
this is likely to change with increased 
internet usage 

• Data on the rental price is reflective 
of the asking price, not the actual 
rate. Therefore, data might not be a 
true representation of rentals 
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 Primary research: Closing data gaps 

There are a number of areas where data is not available, and where indicators could not be 
developed. Some of these gaps are highlighted in Figure 8. 

The research team piloted three methodologies to close these data gaps, namely mobile surveys, 
online surveys and in-depth interviews. These pilots provide a basis for CAHF to assess which, if any 
of these methodologies could be scales up and used in the future to support further engagement on 
the rental sector.  The following section briefly describes each methodology and provides an 
assessment of the relative strengths and weaknesses of each as well as lessons learned during this 
project.   

In this project, in-country consultants were critical in the success of primary research pilots. They 
assisted the project team by providing critical context on housing specific issues and explained local 
housing terminology (i.e. dwelling types, material used etc.). In addition, in-country consultants who 
are well-known and trusted in the market leveraged their networks to secure interviews with key 
stakeholders and encourage participation in the research.  

This experience has highlighted the importance for CAHF of identifying and building capacity of local 
in-country housing experts. 
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Figure 8: Rental market framework: key data gaps 
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 Mobile surveys 

Two important data gaps related to the business model / financing arrangements of small-scale 
landlords (micro level) and the rent-to-income ratio of tenants (demand level). To close these gaps a 
survey of landlords was conducted in Uganda, while a survey of tenants was conducted in Côte 
d’Ivoire, both using cell phone (SMS-based) surveys.  

The project team engaged a leading mobile survey platform provider, GeoPoll, to conduct the mobile 
surveys. GeoPoll operates extensively across Africa and has large, existing panels in the four countries 
included in this study, as well as many others.22 The project team designed the questionnaire while 
GeoPoll coded the survey, recruited respondents off their panel and monitored response rates and 
data quality.  

A summary of the primary objectives of the surveys and key topics included in the questionnaire is 
provided Figure 9.  

Figure 9: Primary objective and topics explored in mobile surveys 

 
UGANDA CôTE D’IVOIRE 

 SMALL-SCALE LANDLORD  
MOBILE SURVEY 

TENANT MOBILE SURVEY 

OBJECTIVE 
Understand the business model and 
financing arrangements for the delivery 
of rental stock by small-scale landlords 

Understand the rent-to-income ratios of 
young, working professionals in Côte 
d’Ivoire and their motivations for renting 

TARGET SAMPLE 
• Respondents had to be renting out at 

least one residential property or room 
for an income 

• In the event that the landlord rented 
out more than one property or room, 
they were asked about the property 
that generates the highest rental 

• No demographic quotas (e.g. age, 
gender) were set 

Respondents were only eligible to 
participate if the met the following 
criteria:  

• Aged between 20 – 35 years old 

• Permanently employed 

• Working for either a private company 
or government institution to ensure 
that they were salaried workers 

QUESTIONNAIRE 
TOPICS • Type of property rented out (no. of 

bedrooms; type – apartment, free 
standing housing, semi-detached 
etc.) 

• Monthly rental charged 

• Deposit requirements  

• Type of property rented (no. of 
bedrooms; type – apartment, free 
standing housing, semi-detached 
etc.) 

• Access to basic services (sanitation, 
water) 

• Services included in rental payment 

                                                           
22 GeoPoll partners with the major network operators in the countries they operate in. The telco SIM-card holders are invited to join the 
GeoPoll market research panel via an SMS that includes an Opt-in link. Individuals are incentivised to join the panel and participate in 
surveys with airtime vouchers. GeoPoll collects basic demographic data on panel members which enables them to send surveys to a 
targeted group. Member data is regularly validated to maintain the health of the panel. GeoPoll also has an online / mobile panel who 
receive and answer surveys directly through a mobile application. App-based surveys have richer functionality than SMS-base surveys. For 
example, respondents can upload photos through the app and panel members can be targeted with surveys based on their geographic 
location. For example, if a panel member is walking in a specific area, they can be sent a survey and asked to take a picture of something 
located in that same area.  
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• Tenant payment behaviour  

• How the property was acquired 

• How the property was financed (if 
applicable) 

• Demand for their rental property 

• Frequency of rental payment 

• Monthly rental paid  

• Monthly salary after tax and other 
deductions 

• Main reason for renting 

 

Mobile surveys typically allow for a maximum of 20 questions. Because the mobile surveying 
platform uses SMS-messaging, each question has a 160-character limit. This means that the 
questions and answer options must be simple. Due to budget constraints, the team chose to 
conduct a 15-question survey. The questionnaires developed for the pilot study and findings are 
provided as a separate deliverable23.   

Once fieldwork was complete, GeoPoll provided the raw survey data in an Excel spreadsheet. Since 
the surveys were short and simple and most of the questions were single response, the analysis could 
be conducted relatively quickly.  

Given the small sample size of the pilot surveys (100 respondents in each country), the cost per survey 
was relatively high. The total cost to conduct 200 surveys was $2 265 ($11.32 per survey). However, 
as outlined Table 4, the cost per survey decreases with larger sample sizes.  

Table 4: Mobile surveying costs (GeoPoll) 

Total sample 900 1 500 3 000 

Number of questions 15 15 15 

Total cost $7,750 $11,220 $19,950 

Cost per survey $8.61 $7.48 $6.65 

Note 1: The above costs include the incentives for respondents ($0.50 airtime credit). These costs are indicative of what it 
would have cost the team to conduct the same survey with a larger sample size.  

One of the primary benefits of mobile surveys is the rapid turnaround time of the methodology. In 
Uganda, it took seven working days from the time the survey was launched until the team received 
the cleaned dataset. The fieldwork period in Cote d’Ivoire was even shorter, taking four working days 
in total.  

Given the limited format of questions and answers, the methodology works well if there are specific 
questions for a specific target market. For example, an investor may want to quickly gather data on 
rentals charged in a specific location, or an analyst may want to quickly understand the extent to 
which landlords are complying with rental regulations (i.e. deposit requirements, contract 
requirements etc.). In both instances, mobile surveys would work well.  

While the pilot mobile surveys revealed some interesting insights and the team is comfortable with 
the quality of the data, given the small sample size (n=100) the findings cannot be generalised to the 
broader tenant and landlord population in the respective countries (see Box 4). However, the pilot 
mobile surveys indicate the likely success of this methodology should CAHF decide to gather data in 
the future from tenants, landlords or another target group.  

                                                           
23 Contact CAHF to access these deliverables 
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Box 4: Mobile survey sample sizes and representativeness of the data 

There is no ‘optimal’ sample size when it comes to mobile surveys. The appropriate sample size is 
dependent on several factors including the target sample for the survey (the more niche the group, 
the smaller the sample will become) and how the survey results will be used (is it just a “dip-stick” 
study to start a conversation or is the data being used to guide an investment decision). It is also 
dependent on who the audience is and what burden of proof they might have. Critically, it is also a 
function of the project budget. 

As a general rule of thumb, the bigger the sample size, the more credibility the findings will have – 
not because they are statistically significant (mobile surveys can never be truly representative of 
population given the nature of the methodology), but rather because of audience acceptance.24 

While the lack of statistical reliability is a limitation of the methodology, it provides quick and cost-
effective insights on a specific topic from a specific target sample.  

A summary of the strengths and weaknesses of mobile surveys is provided below.  

Figure 10: Strengths and weaknesses: Mobile surveys 

 STRENGTHS WEAKNESSES 

COST 

• Running a mobile survey is more cost 
effective than traditional face-to-face 
surveys (can be up to half the price of 
face-to-face survey25) 

• Costs per survey decrease as the 
respondent base increases.  

• While mobile surveys are more 
cost effective than face-to-face 
surveys, the costs are still high. 
Costs may come down as 
competition increases 

TURN 
AROUND TIME 

• The key benefit of mobile surveys is the 
short turn-around times to generate data 
on a specific topic  

 

SAMPLING 

• Mobile survey platform providers offer 
easy access to a large subscriber base 
that can be surveyed multiple times. It is 
possible to conduct frequent surveys on a 
particular topic and track responses over 
time 

• For example, a bi-annual survey of a very 
specific segment of tenants could be 
conducted to monitor fluctuations in 
rental prices 

• The results of a mobile survey 
are not nationally representative  

• The sample is likely to be 
skewed towards a younger, 
more technologically savvy 
respondent base  

• There is a selection bias in the 
sample since respondents must 
agree to join a survey panel 

INSIGHTS 

• SMS-base surveys can provide quick 
insights on a narrow topic from a specific 
segment of consumers 

• As more users move towards 
smartphones and the surveys can be 
conducted via a mobile app instead of 

• Questionnaire length and 
number of characters per 
question are limited for SMS-
based surveys  

• Privacy concerns of respondents 
may limit willingness to share 
personal data (such as photos) 

                                                           
24 A study on the representativeness of SMS surveys in Africa found that mobile surveys typically underrepresent women, older people, 
the less educated and less technologically savvy people when compared to traditional face-to-face surveys. See “How Representative Are 
SMS Surveys in Africa. Experimental Evidence from Four Countries”, Lau et al (2018). Accessible at: 
https://academic.oup.com/ijpor/advance-article-abstract/doi/10.1093/ijpor/edy008/4969886 
25 Face-to-face survey costs can vary greatly depending on the location of the fieldwork, the size of the sample, enumeration and 
fieldwork management team, survey platform and data costs and incentives (if required).  

https://academic.oup.com/ijpor/advance-article-abstract/doi/10.1093/ijpor/edy008/4969886
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SMSs, more complex surveys can be 
administered and richer data gathered 
 

• Surveys are typically self-
completed, and complicated 
questions may be mis-
interpreted by respondents 

 

 Online surveys 

Given their detailed understanding of market activity, rental agents were identified as a key source 
of information. An online survey was designed and disseminated to real estate agents in Uganda and 
Angola to test the effectiveness of the methodology in capturing data from this group of market 
participants. Online surveys allow for considerably more detail and flexibility in terms of the types of 
questions that can be asked than mobile surveys. 

With the help of in-country consultants, the research team contacted real estate agent associations 
in Uganda (AREA) and Angola (APIMA) and disseminated online surveys to members through them. 
The objectives of the online survey and key topics explored in the questionnaire is summarised in 
Figure 11.  

An online survey platform, SurveyGizmo, was used to generate an online version of the survey. Real 
estate agents were emailed the survey link together with a letter from their respective associations 
requesting their participation. In Uganda, real estate agents not linked to AREA were also surveyed.  

In Uganda, the local consultant managed to identify 23 real estate agents and 20 individual street 
brokers, some linked to the association and some not. The estate agents were contacted via email 
and various real-estate agent Whatsapp groups, as well as via in-person visits. The response rate was 
low; less than half of those contacted responded to the survey (18 respondents in total). One of the 
main reasons cited by the local consultant for the low response rate was limited access to internet 
(and unstable internet connection for those who had internet), and several respondents requested 
the survey in paper format.  

The length of the survey was also problematic for respondents. Most agents are seldom at their desks 
and spend most of their day away from their computers. They therefore found it difficult to find the 
time to complete a relatively lengthy questionnaire. Questionnaires were also in English; in the future 
surveys should be conducted in the local language of respondents.  

Figure 11: Key topics explored in online survey of real estate agents26 

UGANDA & ANGOLA 

REAL-ESTATE AGENT SURVEY 

Objective Topics 
• Understand the size of the real estate 

agency / experience of agent surveyed 
 

• Size of agency (number of employees) 
• Years in market 

• Understand size and make-up of rental 
portfolios 

• Number of properties in rental portfolio 
• Type of properties in portfolio 
• Average rental price per property type in portfolio 

                                                           
26 The questionnaire is provided as a separate deliverable 
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• Understand tenant management 
practices and contracting arrangements 

• Type of contractual arrangements 
• Deposit requirements 
• Rental price increases 
• Notice periods 
• Eviction processes and costs 

• Understand rental agent commission 
structure and fees 

• Type and amount of commission / fee earned 

• Understand target markets and demand 
for rental properties 

• Typical tenant profile (age, life stage, profession) 
• Average time it takes to find a tenant 
• Channels used to market rental properties 
• Perception of rental demand trend (‘Has the demand 

for rental increased / decreased / stayed the same 
over the past 5 years?’) 

• Perception of rental price trend 

 
Certain questions were not well answered27. However, on the whole, the survey was relatively 
effective in capturing basic information related to rental contracts and tenant management 
practices, including eviction processes. The survey was also useful in gauging the agents’ perceptions 
of key aspects related to the rental market such as market demand, rental prices and supply of rental 
properties. 

In Angola, APIMA has 38 members ranging from large real estate agencies to individual agents. 
APIMA provided a list of contact email address as well as a letter requesting their members to answer 
the survey. Despite the extensive efforts of APIMA and the in-country consultant to encourage 
participation, none of their members participated in the survey.     

The primary weakness of this methodology is the risk of a low response rate. In the absence of a 
meaningful incentive to encourage respondents to participate, online surveys are often ignored, 
particularly where internet access is limited.  

A summary of the major strengths and weaknesses of this methodology is provided in Figure 12.  

Figure 12: Strengths and weakness: Online surveys 

 STRENGTHS WEAKNESSES 

COST 

• Online surveys are very cost 
effective. Online survey platforms 
generally require a nominal 
monthly fee28, but the number of 
survey responses is generally 
unlimited 

 

TURN AROUND 
TIME 

• Set up is simple and doesn’t 
require specific technical skills. 
Online survey platforms generally 
allow users to select pre-defined 
question types 

• More complex surveys that 
require entrance rules and skip 
logic can be a little more difficult 
to set up. However, the platforms 
have been designed for ease of 

                                                           
27 This included questions related to the agents’ portfolio size (i.e. how many properties they had on their books versus how many 
properties their company managed in total). It is quite possible that the agents did not have this information readily available and 
therefore had difficulty answering the question.  
28 For example, SurveyGizmo provides a monthly subscription for an individual member for around R340 ($25) per month.  
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• Online survey platforms typically 
generate a link that can be sent to 
respondents 

• Responses are available in real-
time and can be quickly and easily 
exported to Excel 

use and this challenge can easily 
be overcome 

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 is also a self-selection bias 
as participation is voluntary 

INSIGHTS 

• Online surveys allow for 
considerably more complex and 
flexible questionnaires than mobile 
surveys 

• Online surveys can accommodate 
various types of questions, can 
display images and there is no 
technical limit on the number or 
length of questions 

• The success of online surveys is 
entirely dependent on the 
willingness of respondents to 
participate. In some cases, online 
surveys can yield a very low 
response rate 

• Surveys are typically self-
completed, and complicated 
questions may be mis-interpreted 
by respondents 

 

 Face-to-Face interviews 

In-depth interviews were conducted with key market participants. The success of this metholdogy 
was largely a function of the specific in-country consultants29 as they provided access to respondents 
via their local networks and contacts.  

Qualitative research is often undertaken to test and refine quantitative research instruments that can 
be deployed at greater scale. In addition, qualitative research can bring other quantitative data to life. 
Qualitative research is particularly useful when collecting data on the attitudes, perceptions, 
journeys, and experiences of market participants; the research typically brings to light nuances that 
would not be picked up in quantitative research. Moreover, qualitative research methods, specifically 
interviews, are useful when conducting exploratory research (i.e. scoping what data is available in an 
organisation), or when gathering potentially sensitive or complex data such as rental yields. 

To pilot the methodology, interviews were conducted with three small-scale landlords in Uganda and 
Senegal respectively. The primary objective of the interviews was to document the pathways 
respondents followed in becoming small-scale landlords. Figure 13 provides a detailed breakdown of 
the topics explored in the discussion guide for small-scale landlords.  

The interviewees were recruited by an in-country consultant who identified the small-scale landlords 
via local networks and connections. The interviews were conducted face-to-face. Where possible, 
interviewees took photos of rental properties.  

                                                           
29 In Uganda, the project team partnered with Duncan Kayiira. Duncan recruited and conducted the interviews with the small-scale 
landlords and financiers.  In Senegal, the project team partnered with Abdou Djiba, an independent researcher based in Dakar 
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In addition to landlord interviews, in Uganda three interviews were conducted with banks, namely; 
DFCU Bank, Centenary Bank and Housing Finance Bank. Each bank was asked questions regarding 
developer finance, small-scale landlord finance and mortgage finance as outlined in Figure 14.  

Once again, the success of the interviews with banks relied heavily on the local in-country 
consultant’s close working relationship with the contacts interviewed.  

The findings of the interviews with the small-scale landlords and financiers are provided in the 
country focus notes prepared as a deliverable for this project.
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Figure 13: Topics / questions included in the small-scale landlord discussion guide 
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Figure 14: Topics / questions included in discussion guide for financiers 
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While in-depth interviews are resource intensive, particularly from a time perspective (recruiting 
respondents, conducting the interview, transcribing interview and synthesising findings take time), 
the data gathered using this methodology is rich. Furthermore, the data offers a more nuanced 
understanding of the topic under investigation and can provide a useful basis on which to develop 
more quantitative research tools. 

A summary of the key strengths and weaknesses of qualitative research, specifically face-to-face 
interviews is provided below.  

Figure 15: Strengths and weaknesses: Face-to-face interviews 

 STRENGTHS WEAKNESSES 

COST 

• The costs of this 
methodology can be 
managed by limiting the 
sample size 

• Given the richness of the 
qualitative data, it is 
possible to conduct a 
limited number of 
interviews and still get very 
valuable insights  

• Can be expensive given the time to find 
interviewees, conduct interviews and 
analyse findings. Sometimes respondent 
incentives are also required which adds 
to the cost 

• It is best to hire experienced consultants, 
or interviewers with a good knowledge of 
the topic being discussed. Professional 
fees can be high 

TURN AROUND 
TIME 

• Where the research focus is 
clear it should not take too 
much time to develop a 
discussion guide (i.e. key 
questions & topics) 

• Provided there are no 
problems finding 
respondents, the data 
gathering process can be 
relatively quick 

• It can be difficult to recruit people that 
match the predefined recruitment 
criteria 

• The actual interviews can be time-
consuming to conduct, transcribe, 
translate and analyse  

• Interviews also often require travel to 
meet the respondents 

• The timing of interviews is dependent on 
respondents’ availability 

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) 

• Provides an indication of 
potential issues in the 
market that may call for 
further investigation on a 
wider scale (e.g. a market 
wide survey to quantify a 
particular issue or to 
understand the scale of an 
issue) 

• Given small sample size, insights cannot 
be generalised to the broader population 
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3. Research agenda going forward 

Given the level of rental market activity and its importance as a supply of housing in urbanising 
economies, available data and analysis on rental markets in Africa is clearly under-developed. CAHF 
therefore has an opportunity to create a strategic agenda aligned with its objectives of catalysing 
investment in the sector and supporting the development of a vibrant, diverse and sustainable sector.  

Availability of, and access to, existing data is, in some cases constrained, and does not 
comprehensively characterise the sector. However, there is enough data to stimulate interest in the 
sector and to prompt further engagement. In addition, CAHF can play a critical role in bringing to 
light existing under-utilised data. Where specific, targeted data is required from landlords or tenants, 
CAHF can leverage its network of housing sector participants in consultants to deploy research 
methodologies that generate useful data rapidly and at relatively low cost. Recommendations in this 
regard are provided below. 

 Data dissemination and data gathering 

Five key data-focused opportunities emerged in relation to CAHF’s residential rental agenda going 
forward. These five opportunities and an assessment of the relative importance of each is 
summarised Table 5.  

Table 5: Summary of data opportunities: secondary data sources 

Data source Opportunity for CAHF USE CASE 

Time series 
data 

Create and maintain a shortlist of macro-economic, 
population and political risk indicators, in line with 
key requirements of investors and policymakers 

MACRO 

(Macro-
economy, 
population, 
policy & 

legislation environment) 

Nationally 
representative 
household 
survey data 

Engage national statistical agencies about:  

• Disseminating housing specific data from 
relevant surveys on CAHF’s online data portal for 
wider research purposes 

• Improving household survey questionnaires to 
ensure that the required housing variables are 
included, and that questions and response 
options are clear  

MICRO & 
DEMAND 

(Landlords & 
Tenants) 

Regularly track survey data that is being made 
available by key data owners, and analyse and 
package the data in an easily digestible format 

MICRO & 
DEMAND 

(Landlords & 
Tenants) 

Rentals 
collected as 
part of CPI 

Engage the national statistical agencies’ CPI teams, 
about housing cost and rental data collection.  

MICRO 

(Landlords) 



Quantifying Residential Rental Markets in Africa 
Methodology Report 
 

 
71point4, for the Centre for Affordable Housing Finance in Africa (June 2018) 
 

40 

Available rental 
properties 

Identify fast growing online property listing websites 
and explore data partnerships with them. The aim 
would be to develop data products, such as a co-
branded rental market index or periodic rental review, 
for rental market intelligence purposes 

MICRO 

(Landlords) 

 

With regard to primary research methodologies, CAHF may wish to use a range of methodologies to 
close data gaps. Key learnings for CAHF are summarised in Error! Not a valid bookmark self-
reference.. 

Table 6: Summary of key learnings from pilot methodologies 

 Mobile surveys Online surveys In-depth interviews 

Key 
learning  

Mobile surveys are best 
suited to obtain 
information on a specific 
topic from a specific target 
audience (e.g. landlords or 
tenants).  

For example, an investor 
may want to quickly 
gather data on rentals 
charged in a specific 
location. Or, policy 
analysts may want to run a 
quick mobile survey of 
tenants to determine if, 
and to what extent, 
landlords are complying 
with regulations.  

Online surveys are best 
suited for gathering 
information from a 
predefined list of people.  

For example, a list of all 
estate agents, property 
management companies or 
developers belonging to an 
industry organisation. 

Interviews are best suited for 
obtaining in-depth, thick 
data (information that is not 
easily captured in a survey) 
such as attitudes, 
perceptions, journeys, and 
experiences.  

Interviews are also a useful 
when conducting more 
exploratory research), when 
gathering potentially 
sensitive data, or when 
gathering data on more 
complicated indicators such 
as rental yields. 

Use case  This methodology is likely 
to be most successful 
when used to gather 
information from 
individuals in the micro 
and demand layer 

This methodology is likely to 
be most successful when 
used to gather information 
from individuals operating in 
the meso environment  

This methodology can be 
used to gather information 
from individuals operating 
across the framework 
(macro – meso – micro – 
demand) 
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 Additional data sources 

There are a number of other data sources and research methodologies that were not explored as part 
of this assignment that are worth investigating in future research.  These are summarised in Figure 
16 and described briefly in the following section.   



Quantifying Residential Rental Markets in Africa 
Methodology Report 
 

 
71point4, for the Centre for Affordable Housing Finance in Africa (June 2018) 
 

42 

Figure 16: Additional data sources / methodologies for future research 
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 Interviews with regulatory experts & policy makers, country tax and legal advisors 

At the start of this project, the team conducted interviews with rental housing investors30 to 
understand their data gathering processes and requirements prior to investing in a country. During 
these discussions it became clear that the team would not be able to rely on available literature and 
information to understand the policy, regulatory and legislative environments. Instead, a more in-
depth review involving in-country policy, legal and tax experts would be required to properly 
understand these aspects of the rental market framework, and the level of enforcement thereof.  
While investors typically conduct their own review of this nature, CAHF might want to conduct their 
own review and make this information available for a wider audience.  

 Municipal data 

A key data source that has not been explored as part of this research is data gathered by 
municipalities 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, and in some 
cases cities can infer rental market activity by comparing the identities of property owners with billed 
entities on service accounts.  

 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. In Ethiopia, employers in industrial parks have created specific opportunities 
for local residents to participate directly in the provision of rental accommodation for workers, with 
landlords required to meet minimum norms and standards with regard to the location and quality of 
the rental unit. This model is not dissimilar from that used in some countries, including South Africa, 
in student housing.  

It would be fair to assume that supply in these segments of the rental market are likely to respond 
rapidly if employers or educational institutions provide some support, most commonly in the form of 
demand side subsidies. These subsidies are often subject to landlords meeting minimum norms and 
standards with regards to the location of stock and unit specs. 

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. 

                                                           
30 Interviews with conducted with Old Mutual Alternative investments (Yankho Chitsime) and International Housing Solutions (Pamela 
Lamoreaux) 
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 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 
tenants31, 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 market32. Given that 
TPN collects property level data, it can be explored in detail, trended, and augmented with other 
data, including property values.  

As credit bureaus emerge as credit markets develop in various countries on the continent, CAHF may 
wish to suggest that the infrastructure specifically allows for rental data to be submitted by landlords. 
As a shorter-term goal, CAHF may also choose to champion an industry initiative where landlords are 
encouraged to submit data on their properties and tenants.  

 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 findings and scoping a rental market research agenda 

CAHF will, no doubt, share findings of this research either in in-country workshops or in broader 
housing forums. These feedback sessions can be used to identify focus areas for useful country-specific 
or thematic analysis or research going forward. Country-specific issues might 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. CAHF may wish to test this finding with more data. Senegal 

                                                           
31 https://www.tpn.co.za/Guest/AboutUs.aspx 
32 https://www.tpn.co.za/Guest/tpn_reports.aspx 
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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. 

CAHF 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 for CAHF 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. 

 


