FOCUS NOTE:
SENEGAL
UNDERSTANDING AND QUANTIFYING
RENTAL MARKETS IN AFRICA
This focus note explores the data currently available on Senegal’s residential rental sector, and presents some
new data that has been recently collected to understand additional aspects of the market.
Senegal’s rental sector is large. According to the 2014 Listening to Senegal Survey around half of households in
the capital city, Dakar, rent their dwellings, and 20% of all households live in rental accommodation.
Rental markets operate within an overall environment in which landlords and tenants supply and demand rental
accommodation. Their practices, terms and conditions are shaped by the macro economic environment and their
capacity to engage is enabled by support organisations such as developers, financers, credit bureaus and rental
managers. This framework guides the structure of this report.

UNDERSTANDING THE RENTAL MARKET – A FRAMEWORK
LANDLORDS

TENANTS

Providers of rental in the market

Demanders of rental, includes both
current and potential tenants

~ Limited data is available on
landlords in Senegal. There is no
body that collects this on a regular
basis.

~ 320,000 households rent their dwelling
in Senegal (20% of all households)1

MACRO & POPULATION
Macro economic conditions,
population statistics as well as policy,
regulation and legislation that affects
the rental market
~ GDP (constant 2010)2: $17 Bn
~ GDP growth 2: 6.6%
~ Urban population2: 6.8 M
~ Urban popn growth 2: 3.6%

SUPPORT ORGANISATIONS
The organisations and institutions that
support the rental market. Includes
developers, financers, credit bureaus
and rental managers
~ Limited data is available on support
organisations

While there is no specific consolidated data set on residential rental in Senegal per se, data on each of these
components is available in a variety of sources3. The World Bank provides useful indicator data on the macro
environment and high level population statistics. The Listening to Senegal Survey 2014, conducted by the
National Bureau of Statistics (ANSD) and the World Bank, provides some data on tenants. This data was
supplemented with data collected from face-to-face interviews with small-scale landlords in Dakar.

August 2018
1 Listening

to Senegal Survey 2014: http://www.worldbank.org/en/programs/listening-to-africa#4
form the World Bank: http://databank.worldbank.org/data/reports.aspx?source=world-development-indicators
3 The latest comprehensive research into the sector was conducted in 2013 - Peppercorn, I. G., & Taffin, C. (2013). Rental Housing: Lessons from International Experience and
Policies for Emerging Markets. Directions in Development Finance, World Bank Group: Washington D.C. The report can be accessed here:
https://openknowledge.worldbank.org/bitstream/handle/10986/13117/761820PUB0EPI00LIC00pubdate03010013.pdf?sequence=1&isAllowed=y
2 Accessed
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MACRO ENVIRONMENT & POPULATION

Senegal’s GDP is USD 17 billion (in constant 2010 US Dollars)4. Senegal is one of West Africa's key economic
hubs and it is also one of the most politically stable countries. In 2014 the Government of Senegal implemented
the ‘Plan Senegal Emergent’ (PSE), to get Senegal out of a cycle of low growth. The plan boosted public
investment and promoted private sector activity which led to an economic growth rate of over 6% for the past
three years. Despite high growth, inflation remains under control5.
Investors typically assess target country’s risk / return profile relative to other potential investment destinations.
According to the OECD, Senegal has a relatively high risk weighting, scoring five out of a possible seven on its
risk assessment, where seven is the most risky6. Although Senegal has largely been sheltered from regional
security shocks, activity by terrorist groups in neighbouring countries and the number of militants entering the
country are both factors that fuel instability5. According to the Ease of Doing Business Index, Senegal ranks
slightly higher than the Sub-Saharan average, but is only ranked 140th out of 190 countries. Senegal scores
poorly on ‘dealing with construction permits’, and ‘Getting credit’ both of which could impact the development
and/or formal registration of rental property7. Various indicators are summarized below4.
MACRO INDICATORS

Senegal has a total population of approximately 15.4 million people 4. Forty four per cent, or 6.8 million people,
live in urban areas. The urban population is growing steadily at an annual rate of 3.6%. By 2050 the urban
population is expected to be around 20 million people8. This suggests that demand for rental housing may well
increase as more people move into urban areas and require housing. The urban population is young with 66% of
the population under the age of 30.

TOTAL POPULATION

URBAN POPULATION AGE PYRAMID

15.4 MILLION

URBAN POPULATION

6.8 MILLION
(44% total population)
Annual population growth rate: 3.6%

Using households (rather than individuals) as the unit of analysis, there were 1.6 million households in 2014, of
which more than half (52%) were living in urban areas. Much of the urban population is concentrated in Dakar,
the capital city, where around 466,000 households or 29% of all households live9.

4 Accessed

form the World Bank: http://databank.worldbank.org/data/reports.aspx?source=world-development-indicators

5 http://www.worldbank.org/en/country/senegal/overview
6 http://www.oecd.org/tad/xcred/crc.htm
7 Doing

Business 2018: http://www.doingbusiness.org/data/exploreeconomies/uganda

8 https://www.compassion.com/multimedia/world-urbanization-prospects.pdf
9 ANSD,

Listening to Senegal Survey 2014
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TENANTS

According to the Listening to Senegal Survey, 20% of households in Senegal (corresponding to roughly 320,000
households) rented their dwellings in 2014. As expected, rental is more prevalent in urban areas; in Dakar just
under half of households rent and in other urban areas the proportion is 21%.
HOUSEHOLD TENURE STATUS

Source: Listening to Senegal Survey 2014

More than 90% of renter households reside in urban areas, overwhelmingly in Dakar where 220,000 rent their
dwellings. A further 76,000 households living in other urban areas rent. These households are considered in more
detail in the next pages.
Households in Senegal are generally large; over 70% of all households have six or more household members, and
typically include extended family members. This is also the dominant household composition in urban renter
households, with 37% of households characterized as extended families, and a further 33% made up of nuclear
families. The remaining 30% of households are one person households and single parent families. This
composition is very different for owner households in urban areas which are dominated by extended family
households, as illustrated in the chart below.

HOUSEHOLD
COMPOSITION
Extended
family

URBAN RENTER
HH’s

URBAN OWNER
HH’s

37%

69%

Nuclear
family

One person
household

Single parent
family

33%

15%

15%

18%

1% 8%

Source: Listening to Senegal Survey 2014
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TENANTS

URBAN RENTER HOUSEHOLDS: HOUSEHOLD CHARACTERISTICS
Urban renter households are large with five household members on average and just under half live in overcrowded10 conditions. While owner households are larger on average, consisting of 10.3 household members,
they are less likely to be overcrowded than renter households (28% of owner households are over-crowded versus
47% of urban renter households).

HOUSEHOLD CHARACTERISTICS: URBAN RENTER HOUSEHOLDS

Source: Listening to Senegal Survey 2014

10

Over-crowding is identified where there are three or more people per room. The Listening to Senegal survey
does not distinguish between ‘sleeping rooms’ and ‘other rooms’ (if just sleeping rooms were taken into account
the level of over-crowding would likely increase)
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TENANTS

URBAN RENTER HOUSEHOLDS: DWELLING CHARACTERISTICS
Over-crowding is a problem with 47% of households living in dwellings that could be classified as over-crowded.
Very few urban renters live in apartment blocks. The majority of renter households live in ‘lower houses’ or single
storey houses (51%) and multi-storey houses (38%). Around half of urban renter households live in dwellings
consisting of just a single room.

NUMBER OF SEPARATE ROOMS IN DWELLING
(Urban renter households)

48%

One roo m

21%

Two rooms
Three rooms
Four rooms
Five or more rooms

17%
10%
4%

TYPE OF DWELLING
(Urban renter households)
Lower house
(Maison basse)

51%

multi-storey house
(Maison à étage)

38%

Apartment in a building
(Appartement dans un immeuble)

4%

Other

6%

Source: Listening to Senegal Survey 2014

Almost all urban renter households live in dwellings made from permanent materials; 97% of dwellings have walls
made from cement bricks.
Access to services is also relatively high. Electricity is the most readily available service with over 90% of urban
renter households accessing electricity in their dwelling, although this is both expensive and unreliable. Renters in
Dakar are more likely to have electricity in their dwelling than renters in other urban areas (96% have electricity
compared to 83% of renter households in other urban areas).
More than 60% of urban renter households use a flush toilet as their main toilet facility. Households that do not
have access to a flush toilet generally use an improved, or VIP, pit latrine (13%) or a pit latrine with a slab (11%).
Renter households in Dakar are slightly more likely to have access to a flush toilet than households in other urban
areas, and for households that do not have access to a flush toilet, those in Dakar are more likely to use a VIP
toilet than those in other urban areas. It is common for urban renter households to share their toilet facility with
at least one other household; 60% of households share their toilet facility.
Just under 80% of urban renter households have piped water either inside their dwelling or in their yard; 49%
have a valve inside and a further 29% make use of a tap in the concession. Households that do not have access to
piped water in their dwelling or on their site make use of public taps/ hydrants (11%), a neighbor’s tap (5%), or
well water (4%). Renter households in Dakar are more likely to have access to piped water in their dwelling or on
their site than those in other urban areas (82% have access to piped water versus 67%)
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TENANTS
DWELLING MATERIALS

ACCESS TO SERVICES

(Urban renter households)

(Urban renter households)

MAIN MATERIAL FOR ROOF
• Concrete/ cement: 66%

CONNECTION TO
ELECTRICITY

93%

HAVE ACCESS TO A
FLUSH TOILET

63%

PIPED WATER IN
DWELLING OR ON
SITE

78%

• Tile/ slate: 20%
• Zinc: 13%
• Other: 1%

MAIN MATERIAL FOR WALLS
• Cement bricks: 97%
• Wood: 1%
• Other: 2%

URBAN RENTER HOUSEHOLDS: RENTAL PRICES AND AFFORDABILITY
The Listening to Senegal Survey does not include questions about the amount of rental paid, and deriving
household income data from surveys is also difficult given the multiple and often variable streams of income into
a household.
The survey does however include various indicators of socio-economic conditions. Respondents were asked to
classify themselves into five ‘markets’ ranging from very poor to very rich. Based on this data it appears that a
sizeable segment of renters are poor; 46% of renters classified themselves as ‘poor’ or ‘very poor’, and 42% said
that their current income is insufficient to meet basic needs. In the past seven days 35% of urban renter
households were concerned about having enough to eat.
A slight majority of urban renter households classified themselves as ‘average’ and only 2% classified themselves
as ‘rich’. Around 20% of urban renter households say their current income is enough for them to be able to save
some money although over 30% indicate their incomes do not cover expenses.
WHAT MARKET ARE YOU IN TODAY?
(Urban renter households)

WITH YOUR CURRENT INCOME…
(Urban renter households)

You can build a…

Very rich

0%

You can build up savings

Rich

2%

You can just save a little

You can just…

Average
Poor
Very poor

52%
30%
16%

14%

You can just…

38%

You can just cope with your expenditure

Is insufficient,…

Is insufficient, but you manage what you have,
without borrowing

Is insufficient,…

Is insufficient, and you need to use your savings to cover
your expenses

Is insufficient,…

Source: Listening to Senegal Survey 2014

5%

Is insufficient, and you need to borrow to cover
your expenses

11%
7%
24%
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LANDLORDS

The majority of rental stock in Senegal (up to 90%) is owned by individuals, with some stock owned by public and
private institutional investors11.
To understand more about stock development and rental practices of private landlords, three landlords renting
out properties in and around Dakar were interviewed. The landlords own between six and 14 units with monthly
rentals ranging from USD 46 for a single room up to USD 180 for a two-bedroom apartment.
Rentals in Senegal are regulated and, in principle, may not exceed a given value per square meter of surface
area12. The regulation was introduced in 1984 and the rental thresholds were meant to be updated every two
years. However they were only updated for the first time in 2010. Tenants were given the right to file claims with
the Domaines administration and a specialized bureau of rent control oversaw settling disputes. The regulation
still exists but is not enforced and the rent control bureau has disappeared.
In 2014, the government announced that all rents that were not based surface area should be reduced (Law 201403, January 22 2014) as follows:
§ For rents below 150,000 francs (~ USD 270): - 29%,
§ For rents between 150 000 and 500 000 francs (~ USD 270 – 890): - 14%,
§ For rents above 500,000 francs (~USD 890 +): - 4%
The landlords interviewed all said that they had complied with this requirement.
It takes the landlords between one and two months to find new tenants with the help of rental agents who are
paid one month’s rent for their services by the landlord. Limited vetting is done on the new tenants. However a
three month deposit is required and rent must be paid in advance. The landlords all have written agreements with
their tenants.
Evictions seem rare with most landlords preferring to try work out a plan with the defaulting tenant. However if
the tenant is unable to pay and will not move out of the unit, the landlord will evoke the assistance of a bailiff. If
necessary the issue will be heard by a judge who can facilitate an eviction.
More detail on the landlords interviewed is included below.

11 Taffin

Claude (2011): The Rental Housing Sector in Senegal (Unpublished World Bank document)
des consommateurs du Sénégal (ASCOSEN): www.ascosen.org

12 Association
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LANDLORDS

MR YOUSSOUF
BACKGROUND
Mr. Youssouf is self-employed and uses the rental income he collects to supplement the income he receives from
other business activities. He is 55 years old and lives with his family in Dakar.
RENTAL PORTFOLIO
Mr Youssouf’s rental property includes one one-bedroom apartment and five single rooms. The apartment has a
small living room, kitchen and toilet and is rented at 70,000 francs per month (~ USD 130). The single rooms share
a toilet facility. These rooms are rented at 25,000 per month (~ USD 46). All of the units are unfurnished, and the
rental excludes electricity and water. Mr Youssouf was obliged to lower his rental in 2014 in line with the
legislation.
JOURNEY TO BECOMING A LANDLORD
Mr. Youssouf initially entered the rental market when he inherited a four-bedroom house with his brother. He
used rental income from this property as well as his own savings to fund the purchase of land and construction of
a new building. The land was purchased in the early 1990’s in a suburb just outside of Dakar. At this time it was
relatively easy and affordable to purchase land in the area. Since then, finding affordable land has become much
more difficult due to increasing demand. Mr Youssouf built the property in phases as funds became available. He
did not want to use a bank loan to finance the construction because he has had a bad experience with a loan in
the past.
TENANTS
Mr Youssouf’s tenants are usually working in Dakar. They are generally young and single. It will usually take
around a month to find a new tenant and this is process is facilitated by rental agents for a fee of one month’s
rent. Limited vetting is done on the new tenants. However a three-month deposit is required and rent must be
paid in advance.
EVICTION PRACTICES
Mr. Youssouf only evicts tenants once they have
exhausted their deposit, after which time the
tenant must propose how they will pay the
rental amount owed. In a case where the tenant
still does not pay, a bailiff takes the matter to be
heard by a judge who can facilitate an eviction.
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LANDLORDS

MR BAKARAMOKA
BACKGROUND
Mr. Bakaramoka is 50 years old and lives in Dakar with his family. Currently his only source of income is from his
rental property.
RENTAL PORTFOLIO
His rental property is located 5 km’s from Dakar. The property has three floors and comprises 12 units. On each
floor is a two-bedroom apartment as well as three single rooms. The apartments have their own toilet facilities
while the single rooms share toilet facilities. The monthly rental for the apartments is CFA 100,000 (~ USD 180)
and for a room it is CFA 35,000 (~ USD 65). Rental does not include electricity or water.
JOURNEY TO BECOMING A LANDLORD
Mr Bakaramoka inherited the property from his father. He then modified the building over the course of two
years to improve the property’s rental potential. He used bank finance to fund the modifications. Through this
process he lost some of the land he used as surety for the loan. He did not have a good experience and was
reluctant to share details with the researcher.
TENANTS
With the help of rental agents, it takes Mr. Bakaramoka around two months to find new tenants. He notes that
many of his tenants work in the police or other public services. Tenants typically rent until they can afford to buy
their own houses.
EVICTION PRACTICES
If a tenant is late with his or her rental payment ,
Mr. Bakaramoka tries to help them find a solution.
In the absence of an agreement, he will order the
tenant to leave. In the month prior to this interview
he evicted a tenant using the services of a bailiff.
However, Mr. Bakaramoka prefers to negotiate
directly with the tenant.
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LANDLORDS

MR MOHAMAD
BACKGROUND
Mr. Mohamed is 29 years old and lives alone. He manages his father’s various rental properties which are located
around Dakar.
RENTAL PORTFOLIO
Mr. Mohamad manages a total of 14 units including five two-bedroom apartments and nine single rooms. He did
not disclose the rental charged for these properties, but did note that it varies depending on their location.
Rentals include water and electricity. He said that over the past few years rental prices have been increasing.
However they may be forced down again by law.
JOURNEY TO BECOMING A LANDLORD
The land on which the stock is built was purchased many years ago by Mr. Mohamad’s father who also built the
units. The units were built in stages so that no bank finance was required. Mr Mohamad’s father had to sell other
pieces of land he owned to help fund the construction of the units.
TENANTS
Mr. Mohamed does not collect information about his
tenants and therefore knows very little about their
demographics. However, he notes that tenants very
rarely leave, and when they do, it is to buy their own
properties. It takes him around two months to find
new tenants with the help of rental agents and
advertisements in newspapers. He does limited
vetting on the tenants but requires a three-month
deposit and rental payments to be made in advance.
EVICTION PRACTICES
Mr. Mohamed provides tenants with invoices to prove they have paid. Tenants are given three months’ notice in
the event of contract cancelation. Should the tenants not pay their rent Mr. Mohamed pursues eviction by
assigning a bailiff to take the matter to a court
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END NOTE

This research was commissioned by CAHF to highlight the importance of rental markets in Africa and to support
the development of a research and data agenda that supports the sector. Five countries of focus were selected;
Angola, Cote d’Ivoire, Senegal, Tanzania and Uganda.
The key objective of the research was to develop replicable methodologies to quantify and characterise key
aspects of the rental market in its diversity, breadth and depth.
Data on rental markets is available in a variety of sources. The World Bank provides useful indicator data on the
macro environment and high level population statistics. In addition, the Listening to Senegal Survey 2014,
conducted by the National Bureau of Statistics in Senegal (ANSD) and the World Bank, provides some data on
tenants. The survey is nationally representative and has a sample size of 1,500 households.

KEY DATA GAPS
While available data provides a useful overview of the extent of rental market activity and the profile of renter
households, there are a number of data gaps.
At a macro level, it is critical to understand patterns of urbanization and employment and to position the rental
sector within that. It would also be useful to gather data on the regulatory environment that governs rental
market activity, and the extent to which existing regulations are, in fact, enforced. There is also limited
accessible information on the organisations and infrastructure that support rental market participants. This
includes developers, construction companies, finacers, estate agents, credit bureaus and property managers. In
addition, there is limited data on the profile of landlords, funding sources, operating models and yields. Likewise
for tenants, there is limited data to assess rental prices, affordability, choice and housing aspirations. Key data
gaps in the framework are depicted in the image on the next page.
As part of this research various pilot methodologies were tested as a potential means to close some of these
data gaps. Methodologies included face to face interviews with small-scale landlords and banks, mobile surveys,
online surveys and the data scraping of online rental classifieds. These methodologies have been discussed in a
separate methodology document13.

Date: August 2018
Authors: Christoper Colli, Claire Hayworth, Illana Melzer and Jessica Robey. www.71point4.com
Contributors: Abdou Djiba, Claude Taffin

13

Contact CAHF form more information on the methodology document
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Indicators and key data gaps through the framework

