FOCUS NOTE:
TANZANIA
UNDERSTANDING AND QUANTIFYING
RENTAL MARKETS IN AFRICA
Tanzania’s rental sector is large, with 18% of all households living in rental accommodation and over 55% of
households living in the capital city, Dar es Salaam, renting their dwellings (Household Budget Survey 2011/12).
Various data sources on Tanzania’s rental market exist; the National Bureau of Statistics gathers useful data on
tenants - the size of the tenant population in the country, the quality of its accommodation, and some details of
rentals paid – while some supply side data is also accessible. This focus note explores the data currently available
on Tanzania’s residential rental sector, and presents some new data that has been recently collected to
understand additional aspects of the market.
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 Tanzania. There is no
body that collects this on a regular
basis.

~ 1.5 million households rent their
dwelling in Tanzania (18% of all
households)1

MACRO ENVIRONMENT &
POPULATION

~ 80% of renters (1.2 M) live in urban
areas1

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

SUPPORT ORGANISATIONS

~ GDP (constant 2010)2: $47 Bn
~ GDP growth (2016)2: 7%
~ Urban population2: 18 M
~ Urban population growth 2: 5.3%

The organisations and institutions that
help facilitate the development and
operations of the rental market.
Includes developers, financiers, credit
bureaus and rental managers
~ Limited data is publicly available on
support organisations

While there is no specific consolidated data set on residential rental in Tanzania per se, data on most of these
components is readily available in a variety of sources3. The World Bank provides useful indicators on the macro
environment and high level population statistics. In addition, published survey data provides insight into the
living conditions and household structure of tenant households. As part of this research, two survey data sets
were analysed; the Household Budget Survey 2011/12 conducted by the Tanzania National Bureau of Statistics
as well as the Measuring Living Standards in Cities (MLSC) Survey 2015 from the World Bank’s Spatial
Development of African Cities Program4. This data was supplemented with data obtained from Zoom Tanzania,
an online rental classifieds website.
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1

Tanzania National Household Budget Survey 2011/12. Note: At the time of this research an update of the Household Budget survey was being conducted, however no
results have been published as of yet.
2 Accessed from 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.
4 See: https://collaboration.worldbank.org/docs/DOC-20611
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MACRO ENVIRONMENT & POPULATION

Tanzania has a GDP of USD 47 Billion (measured in constant 2010 US Dollars). According to the World Bank,
Tanzania has sustained relatively high economic growth over the last decade, averaging between 6% and 7%
per year. While its real GDP growth rate is thought to have slowed in 2017, it is the highest in the East African
Community (EAC) at approximately 6.8% in 20175.
Investors typically assess target countries’ risk / return profile relative to other potential investment
destinations. According to the OECD, Tanzania has a high risk weighting6. The country risk assessment
encompasses transfer and convertibility risk and cases of force majeure. The assessment is based on a seven
point scale where seven is the most risky. Tanzania has a score of six. According to the Ease of Doing Business
Index, Tanzania scored slightly higher than the Sub-Saharan average, but is only ranked 137th out of 190
countries. Of interest is Tanzania’s relatively low scores for ‘dealing with construction permits’ and ‘registering a
property’ both of which could impact the development and/or formal registration of rental property. A range of
indicators is summarized below7.
MACRO INDICATORS

Tanzania has a total population of approximately 56 million people7. The country is rapidly urbanizing with around
one third of the population, or 18 million people, residing in urban areas. By 2050, it is expected that this number
will increase to almost 70 million people8. The urban population is also young with 68% under the age of 307.
Given this, and limited pathways to homeownership, one can assume that the demand for rental housing will
increase.
URBAN POPULATION AGE PYRAMID (2012)9
TOTAL POPULATION

56 MILLION

URBAN POPULATION

18 MILLION
(32% total population)
Annual population growth rate: 5.3%

Using households (rather than individuals) as the unit of analysis, there are 8.44 million households in mainland
Tanzania according to the Household Budget Survey 2011/12. According to this data, one third of all households
live in urban areas and two thirds reside in rural areas. Dar es Salaam is the largest city with a population of over
one million households.

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

from: http://databank.worldbank.org/data/reports.aspx?source=world-development-indicators

8 https://www.compassion.com/multimedia/world-urbanization-prospects.pdf
9 2012

Population and Housing Census: https://ihi.eprints.org/2169/1/Age_Sex_Distribution.pdf
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According to the Household Budget Survey 2011/12, around 1.5 million households in Tanzania rent their
dwellings (18% of all households). Rental is more prevalent in urban areas; 55% of households in Dar es Salaam
rent their dwellings, while 36% of households in other urban areas. Rental is limited in rural areas, where just 6%
of households rent their dwellings10.
HOUSEHOLD TENURE STATUS (2011/12)

Source: Tanzania National Household Budget Survey 2011/12

Just over 1.2 million renter households or 78% of all renter households reside in urban areas (590,000 in Dar es
Salaam and an additional 620,000 households in other urban areas)9. These households are considered in more
detail below.
Over 60% of urban renter households are families, either nuclear families or extended families. While families
dominate the household composition of urban renter households, this is still considerably lower than for owner
households in urban areas where 83% are nuclear families or extended families12. One fifth of renter households
consist of a single person. Renter households in Dar es Salaam are more likely to be one person households; 23%
are one person households versus 18% of renter households in other urban areas14.

HOUSEHOLD
COMPOSITION
Nuclear
family

URBAN RENTER
HH’s

URBAN OWNER
HH’s

39%

31%

10 Tanzania

Extended
family

One person
household

22%

20%

52%

National Household Budget Survey 2011/12
Living Standards in Cities Survey, Dar es Salaam, 2014/15

11 Measuring

Single parent Couple (no
family
kids)

10%

9%

6%

7% 4%
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URBAN RENTER HOUSEHOLDS: HOUSEHOLD CHARACTERISTICS
Most urban renter households are headed by males (75%). The average age of urban renter household heads is 35
years old which is significantly younger than owner household heads (average age is 48). Urban renter
households have 3.3 household members on average and 40% live in conditions that could be characterized as
over-crowded*. While owner households are larger, consisting of 5.4 household members on average, they are
less likely to live in overcrowded dwellings than renter households (21% of owner households live in overcrowded
conditions versus 40% of urban renter households) 12.

HOUSEHOLD COMPOSITION: URBAN RENTER HOUSEHOLDS

Source: Tanzania National Household Budget Survey 2011/12

12 Tanzania

National Household Budget Survey 2011/12
Note*: Overcrowding is identified where there are three or more people per ‘sleeping’ room
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URBAN RENTER HOUSEHOLDS: DWELLING CHARACTERISTICS
The majority of urban renter households live in dwellings with just one sleeping room. A further 25% have two
sleeping rooms and the remaining 8% have three or more sleeping rooms. Rental dwellings in Dar es Salaam have
fewer sleeping rooms on average with 71% consisting of just a single room13.
The Household Budget Survey does not provide an indication of dwelling type. However the World Bank’s
Measuring Living Standards in Cities (MLSC) survey indicates that most renter households in Dar es Salaam live in
a free-standing or attached house, with just 2% living in a flat or apartment14.

NUMBER OF SLEEPING ROOMS
(Urban renter households)
Three or more ro oms

TYPE OF DWELLING
(Renter households in Dar es Salaam)
free-stand ing h ouse

8%

Two rooms

attached hou se

25%

One roo m

67%

Source: Tanzania National Household Budget Survey 2011/12

59%

flat/apart ment

39%
2%

Source: Measuring Living Standards in Cities Survey, Dar es Salaam, 2014/15

Most of the dwellings occupied by urban renter households are made from permanent materials; 94% have walls
made from cement, baked or sundried bricks13.
Access to electricity is relatively high for urban renter households, particularly for households living in Dar es
Salaam where 73% have electricity versus 49% of renter households in other urban areas13. The more recent
MLSC survey indicates that 71% of households in Dar es Salaam have an electricity connection14.
Access to other critical services like piped water and flush toilets is low. Just under a quarter of urban renter
households have a flush toilet in their dwelling or on their site. These are largely pour flush toilets (22%); just 2%
of households have a flush toilet with a cistern. The majority of urban renter households use pit latrines; 15% use
a ventilated improved pit latrine, 27% use a pit latrine with a slab that is washable, 15% with a slab that is not
washable, and 17% use an open pit without a slab. Furthermore, most urban renter households (85%) share their
toilet facility with at least one other household. There is little difference in terms of access to flush toilets
between renter households in Dar es Salaam and those in other urban areas13.
Access to piped water in the dwelling or on site is also limited with just 37% of households having access. Other
sources of drinking water in the dry season include public taps/ stand pipes (24%) and wells or boreholes (13%).
Renter households in Dar es Salaam are less likely to have piped water in their dwelling or on their site than renter
households in other urban areas; 30% have access versus 45% of households in other urban areas 13.

13 Tanzania

National Household Budget Survey 2011/12
Living Standards in Cities Survey, Dar es Salaam, 2014/15

14 Measuring
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URBAN RENTER HOUSEHOLDS: DWELLING CHARACTERISTICS
DWELLING MATERIALS

ACCESS TO SERVICES

(Urban renter households)

(Urban renter households)

MAIN MATERIAL FOR ROOF
• Iron sheets: 96%

CONNECTION TO
ELECTRICITY

61%

FLUSH TOILET IN
DWELLING OR ON
SITE

24%

PIPED WATER IN
DWELLING OR ON
SITE

37%

• Tiles: 2%
• Other: 2%
MAIN MATERIAL FOR WALLS
• Cement bricks: 64%
• Baked bricks: 21%
• Sundried bricks: 9%
• Other: 6%
Source: Tanzania National Household Budget Survey 2011/12

The majority have formal agreements with their landlords. According to the MLSC 2014/15 survey, 80% of renter
households have a written agreement in place (80%) and a further 16% have a verbal agreement. Just 4% say
they have no agreement in place15.

URBAN RENTER HOUSEHOLDS: RENTAL PRICES AND AFFORDABILITY
The Measuring Living Standards in Cities 2014/15 survey was used to better understand the cost of rentals in Dar
es Salaam. The chart below indicates that the majority of renter households in Dar es Salaam (79%) spend less
than USD 20 on rent per month. A further 15% spend between USD 20 and USD 50 and the remaining 6% spend
USD 50 or more per month. The average monthly rental is USD 23 (~ TSH 50,000)15.

TSH 100,000+ ($44 +)
TSH 50,000 - 99,999 ($22 – 44)

9%
11%
34%

TSH 30,000 - 49,999 ($13 – 22)
TSH 20,000 - 29,999 ($9 – 13)
< TSH 20,000 ($9)

32%

US DOLLARS

TANZANIAN SHILLINGS

MONTHLY RENTAL AMOUNT: RENTER HOUSEHOLDS IN DAR ES SALAAM
100+ U SD

3%

50 - 100 US D

3%

30 - 50 USD
20 - 30 USD

6%
9%

10 - 20 USD

14%

< 10 US D

65%
14%

Source: Measuring Living Standards in Cities Survey, Dar es Salaam, 2014/15

15 Measuring

Living Standards in Cities Survey, Dar es Salaam, 2014/15
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Understanding renter household’s affordability is critical. However, given the multiple and often variable streams
of income into a household, it is often difficult to obtain reliable household income data from a survey.
Nevertheless, the 2011/12 Household Budget Survey was used to understand key sectors of employment for
salaried adults aged 15 or more, and their incomes. The chart below indicates that service sector workers
dominate – some of whom may rent from employers. The State also appears to be a significant employer; there
were approximately 115,000 teaching professionals living in urban areas in 2011/12. Just over 30% of them rented
their dwelling and their median income inflated to 2016 was around USD 140 per month16. Based on an
affordability threshold of 30% of income, on average, teachers could afford a rental property of around USD 40
assuming theirs is the only income in the household.

ALL URBAN DWELLERS AGED 15+ BY TOP OCCUPATIONS
Do mes tic workers

132 285

Teachin g profes sional s

115 385

% Rent

Median Salary
(Inflated USD 2016)

35%

14

31%

138

Institu tional service workers (e.g. waiters)

108 908

55%

29

Mot or vehicle drivers and ri ders

108 408

64%

92

49%

67

52%

46

Protecti ve servi ce workers
Sh op Salesp erson s & Demo nstrators

98 393
53 571

Builders and related workers (e.g . carpen ters)

32 580

55%

138

Acco untant s / b ookkeepers

31 196

32%

230

Source: Household Budget Survey 2011/12

The MLSC 2014/15 survey provides a further indication of the income status of households that rent in Dar es
Salaam. Enumerators were asked to rate the socio-economic status of the household being interviewed based on
a six point scale: Destitute, Never have quite enough, Can manage to get by, Comfortable, Rich and Very Rich.
The data indicates that a substantial percentage of tenants are poor and struggle to meet heir financial
obligations – 27% of tenants are classified as ‘Never have quite enough’ and a further 47% ‘Can manage to get by’
(47%). There is however a sizeable segment of renter households that are more financially secure; just under a
quarter are classified as comfortable (24%) and 2% as rich17.

16 Measuring
17 Tanzania

Living Standards in Cities Survey, Dar es Salaam, 2014/15
National Household Budget Survey 2011/12
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LANDLORDS

Rental stock is provided by private landlords as well as public entities. In the public sector, The National Housing
Corporation (NHC) has a mandate that includes renting out and managing houses or properties built by the
corporation and those acquired by the government. According to Tanzania Invest, in 2015, the NHC owned nearly
20,000 housing and commercial rental units located in almost all of the major urban areas of Tanzania Mainland18.
By implication the vast majority of Tanzania’s 1.2 million urban renter households rent their dwellings from private
landlords.
Survey data indicates that just 3% of urban renter households pay USD 100 or more per month. While this upper to
high income market makes up the minority of rental in Tanzania, it is the most visible market in terms of data
availability. This market is well served by online and brick-and-mortar estate agencies, and there is extensive,
current data on that segment of the market.
To leverage the available data, a web scraping technique was used to obtain data on properties advertised on an
online rental classifieds website, Zoom Tanzania19. This data includes pricing, other terms and conditions of the
rental agreement, the property specifications and location, as well as an image of the property itself. In total, data
on over 2,400 rental properties located in Dar es Salaam was obtained. Two thirds of the properties are classified
as ‘houses to rent’, 32% are apartments and just 1% are rooms for rent. More than half of the properties listed have
three or more bedrooms.

DATA ON

2,400 PROPERTIES
FOR RENT IN DAR ES
SALAAM COLLECTED
FROM ZOOM TANZANIA
Source: Data on properties for rent in Dar es Salaam scraped from Zoom Tanzania, accessed July 2017

Many of the properties are advertised for over USD 500 per month, although there are some properties advertised
at more affordable rentals (163 properties have a rental price of under USD 100). While the data is currently skewed
toward middle to upper income rentals (rentals exceed USD 50 per month for the vast majority of properties), as
access to the internet increases it is likely that the profile of properties advertised online will become more diverse,
making this source of data more useful for the market as a whole.

18 www.tanzaniainvest.com/construction/realestate/interview-nehemiah-mchechu-dg-national-housing-corporation-nhc
19 https://www.zoomtanzania.com/houses-for-rent
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LANDLORDS
NUMBER OF LISTED PROPERTIES BY RENTAL PRICE (USD)

Source: Data on properties for rent in Dar es Salaam scraped from Zoom Tanzania, accessed July 2017

Because scraped data includes information on the location of the property, it is possible to analyse the data at a
suburb level, which is a key advantage of this methodology as survey data typically only allows for analysis at a
city or regional level. Using the data from Zoom Tanzania, the average rental prices for twelve suburbs is
indicated in the chart below for one, two and three bedroom units (minimum and maximum rental price points
per area are indicated by the extremes).
AVERAGE RENTAL PRICES FOR 1,2 AND 3 BEDROOM PROPERTIES BY SUBURB

Source: Data on properties for rent in Dar es Salaam scraped from Zoom Tanzania, accessed July 2017
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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.
While there is no specific consolidated data set on residential rental in Tanzania per se, data on each of these
components is readily available in a variety of sources. The World Bank provides useful indicator data on the
macro environment and high level population statistics. In addition, published survey data provides insight into
the living conditions and household structure of tenant households. As part of this research, two survey data sets
were analysed. The Household Budget Survey 2011/12 conducted by the Tanzania National Bureau of Statistics,
the survey is nationally representative with a sample of over 10,000 households. This was supplemented with the
more recent Measuring Living Standards in Cities (MLSC) Survey 2015 developed under the World Bank. Dar es
Salaam was selected as one of the pilot locations for the survey. The survey is representative of Dar es Salaam
and 2,400 households were sample of which around 2,100 answered the survey

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 affordability, choice
and housing aspirations. As noted, while the lower income market makes up the bulk of the rental market, this
market is also less visible in terms of property level data that is available.
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 classifieds (as presented in this focus note). These methodologies
have been discussed in a separate methodology document18.
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19 Contact

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

